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INTRODUCTION 


The  Planning  Process 

Since  the  summer  of  1975,  Planning  staff  in  Wallace- Emerson  have  held 
discussions  with  residents,  businessmen  and  interested  individuals  in  an 
attempt  to  identify  local  issues  and  objectives.  Numerous  meetings  called  to 
discuss  particular  localized  problems  often  evolved  into  substantial  debates 
over  the  needs  and  goals  of  the  general  community.  Specific  issues  such  as 
the  development  of  the  Galleria  Parksite  and  Corbrook  Community  Centre,  a 
proposal  for  senior  citizen  housing  at  Wade  and  Lansdowne  Avenues,  a  holding 
by-law  in  the  St.  Clarens/Dupont  area  and  pollution  and  traffic  problems  have 
occasioned  further  discussions  which  helped  to  clarify  community  objectives. 

The  Part  II  proposals  for  Wallace- Emerson  are  brought  forward  as  a 
comprehensive  plan  developed  on  the  basis  of  neighbourhood  involvement  in  the 
discussions  mentioned  above.  The  report  reviews  previous  planning  studies 
which  are  relevant  to  policies  developed  in  the  Part  II  Official  Plan  and 
examines  the  implications  of  significant  land  use  and  demographic  changes  in 
recent  years.  Section  4  of  this  report  identifies  local  issues  and  develops 
policy  statements  which  attempt  to  address  these  issues.  The  final  section 
presents  specific  implementation  proposals  for  zoning  amendments  and 
improvement  actions. 

To  accommodate  extensive  discussion  of  these  proposals  within  the 
neighbourhood,  Planning  staff  will  initiate  a  series  of  informal  meetings  with 
residents  in  the  area  and  will  meet  with  local  groups,  businessmen  and 
industrialists  to  discuss  the  report.  The  Planning  Board  will  also  hold  a 
formal  public  meeting  on  the  proposals.  Subsequent  to  these  discussions,  a 
final  report  will  be  published  and  forwarded  to  Council  for  its  approval. 


The  Part  II  Proposals 

The  Wallace- Emerson  neighbourhood  is  a  stable,  predominantly  residential  area 
which  supports  commercial  activity  along  its  southern  border  and  in  the  north¬ 
east  section  of  the  neighbourhood,  as  well  as  a  substantial  industrial  area 
along  its  western  border.  This  Plan  proposes  a  number  of  measures  which  are 
intended  to  reinforce  the  residential  character  of  the  area  as  well  as 
measures  designed  to  encourage  stability  within  existing  commercial  and 
industrial  areas  and  compatibility  between  these  areas  and  the  residence  area. 
Policies  developed  in  this  Plan  will  attempt  to  minimize  existing  and 
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potential  conflicts  between  land  uses  in  particular  between  industrial  and 
residential  land  uses. 

The  Plan  is  divided  roughly  into  five  sections.  The  first  or  general  section 
consists  of  a  number  of  policies  which  apply  to  the  neighbourhood  as  a  whole 
designed  to  provide  a  foundation  for  developing  more  detailed  policies  and 
implementation  proposals.  The  general  section  is  followed  by  more  specific 
policies  which  would  apply  to  sub-areas  within  Wallace- Emerson .  These  include 
the  Low  Density  Residence  Areas,  Low  Density  Mixed  Commercial-Residential 
Areas,  Restricted  Industrial  Areas  and  the  Mixed  Industrial-Residential  Area. 
Each  of  these  sections  contain  a  general  statement  of  intent  for  an  area  and 
other  specific  criteria  which  will  guide  Council  in  its  day-to-day  decision 
making . 


.  The  Zoning  By-law 

While  the  Official  Plan  describes  what  Council  deems  as  appropriate  in  a 
neighbourhood  and  what  developments  may  occur,  the  Zoning  By-law  outlines  what 
will  be  permitted  as-of-right.  Because  a  number  of  new  land  use  categories 
are  introduced  in  the  Part  II  proposals,  it  is  necessary  in  some  cases  to 
amend  the  Zoning  By-law  so  as  to  be  consistent  with  the  Part  II  proposals. 
These  changes  are  described  in  Section  5. 


.  Other  Actions 

A  number  of  other  actions  can  be  taken  to  implement  the  Part  II  proposals  for 
Wal lace-Emerson .  Many  of  these  are  already  being  implemented  as  part  of  the 
daily  activity  of  site  office  and  other  City  staff  in  consultation  with  area 
residents  and  are  described  in  Section  5.  Other  improvement  actions  are  also 
proposed  in  this  section  which  involve  further  reports  and  study  by  City 
staff  . 
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BACKGROUND  AND  POLICY  CONTEXT 


1.1  ORIGIN  OF  THE  PLANNING  STUDY 

The  Wallace- Emerson  neighbourhood  forms  part  of  a  larger  district 
known  as  the  Bloor-Duf f erin  area.  A  number  of  Part  II  Official  Plan 
studies  were  initiated  by  the  City  of  Toronto  Planning  Board  in  sub- 
areas  of  the  Bloor-Duf f erin  district  following  the  publication  of  the 
Bloor-Duf ferin  Study:  Tentative  Planning  Proposals  in  1972  and  a 
series  of  local  meetings  to  discuss  these  proposals. 

The  Wallace- Emerson  area,  known  in  the  Bloor-Duf ferin  Study  as  Area 
1:  Wallace,  was  defined  by  Bloor  Street  on  the  south,  Duf ferin  Street 
on  the  east,  the  CPR  tracks  north  of  Dupont  Street  and  the  CNR  tracks 
west  of  Lansdowne  Avenue.  (See  Map  1.1.) 

In  September  1974,  a  planner  was  assigned  to  the  Wallace- Emerson  area 
and,  in  January  1975,  the  Wallace- Emerson  Neighbourhood  Planning 
Office  was  opened.  The  initial  work  in  the  neighbourhood  involved 
attempts  to  resolve  a  number  of  local  issues  and  it  was  not  until  the 
summer  of  1975  that  work  began  on  the  Part  II  Official  Plan  Study 
itself. 


1.2  THE  NEIGHBOURHOOD  IMPROVEMENT  PROGRAMME 

The  boundaries  of  the  Wallace- Emerson  planning  area  correspond  to  a 
Neighbourhood  Improvement  Programme  area.  The  Neighbourhood 
Improvement  Programme  was  initiated  formally  in  late  1974  when  a 
Development  Officer  was  hired  and  the  Neighbourhood  Planning  Office 
was  opened.  The  Wallace- Emerson  Redevelopment  Plan  makes  a  number  of 
recommendations  and  allocates  funds  which  would  implement  a  number  of 
the  proposals  put  forward  in  this  report.  Whenever  possible,  the 
work  of  the  Development  staff  and  the  Planning  staff  in  Wallace- 
Emerson  has  been  co-ordinated  so  as  to  ensure  consistency  between 
these  two  documents. 
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1.3 


RELATED  STUDIES 


1.3.  I 


The  Bloor-Duf f erin  Studies 


The  Bloor-Duf f erin  Study:  Appraisal  identified  a  number  of  issues 

and  problems  affecting  the  Wallace-Emerson  neighbourhood.  At  that 
time,  the  most  critical  problem  was  considered  to  be  a  severe 
deficiency  in  open  space.  Other  issues  included  the  future  of  the 
local  shopping  node  at  Wallace  and  Lansdowne  Avenues,  the  role  and 
future  of  industry  in  the  area,  the  redevelopment  of  vacant 
industrial  sites  at  Dupont  and  Dufferin  Streets  and  at  Wade  and 
Lansdowne  Avenues  and  the  general  improvement  of  the  residential  and 
commercial  environments. 

Since  the  publication  of  the  appraisal,  the  question  of  redevelopment 
at  Dupont  and  Dufferin  Streets  has  been  resolved  to  a  large  extent  by 
the  construction  of  the  Galleria  Shopping  Centre  and  the  acquisition 
of  land  immediately  south  of  the  Galleria  by  the  City  for  parks 
purposes . 

The  Bloor  Dufferin  Study:  Tentative  Planning  Proposals  made  certain 
recommendations  based  on  the  Appraisal  and  comments  submitted  by 
local  residents.  These  recommendations  included  the  following: 

1.  that  the  area  shown  on  Map  6  as  a  stable  Low  Density  Residence 
Area  be  designated  as  such,  (see  Map  1.2); 

2.  that  the  housing  on  the  south  side  of  Wallace  Avenue  west  of 

Lansdowne  Avenue  be  rezoned  from  C3  V2  to  R2  Z2; 

3.  that  interim  protective  measures  be  applied  to  industrially 
zoned  houses  indicated  on  Map  6; 

4.  that  the  possibility  of  providing  a  swimming  pool  in  the 

Wallace-Emerson  area  be  considered; 

5.  that  the  temporary  parkettes  on  the  subway  property  between 

Lansdowne  and  St.  Clarens  Avenues  and  St.  Clarens  and  Emerson 
Avenues  be  made  permanent; 

6.  that,  in  those  blocks  with  no  rear  lanes,  the  possibility  of 

opening  up  these  lanes  be  investigated; 

7.  that  the  boundaries  of  the  Lansdowne-Wallace  Local  Commerce  Area 
be  as  shown  on  flap  6  and  those  properties  presently  zoned  C3  V2 
be  rezoned  to  Cl  VI; 

8.  that  the  boundaries  of  the  Bloor-Lansdowne  Local  Commerce  Area 

be  as  shown  on  Map  17d,  (see  Map  1.3); 


that  the  business  improvement  programme  be  initiated  in  local 
shopping  areas;  and 
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10.  that  the  area  at  the  south-west  corner  of  Dupont  and  Dufferin 
Streets,  as  shown  on  Map  6  as  a  Special  Commerce  Area,  be 
designated  as  such  and  that  the  site  of  the  new  shopping  centre 
be  rezoned  from  C3  V2  to  Cl  VI  and  that  the  Parks  Department 
consider  the  acquisition  of  a  portion  of  this  site  for  park 
purposes . 

1.3.2  Industrial  Policy 

In  recent  years,  as  indicated  in  the  Planning  Board's  discussion 
paper,  A  Place  for  Industry,  published  in  1974,  the  industrial 
employment  base  of  the  City  has  been  eroded  by  firms  relocating  in 
the  suburbs.  Since  the  publication  of  this  report,  more  detailed 
local  studies  have  confirmed  this  trend  although  there  appears  to 
have  been  a  more  recent  stablization.  In  March  1976,  the  Planning 
Board  produced  a  report  on  industry  in  the  Central  Area  called  the 
Central  Industrial  District  Proposals  which  proposes  new  Part  I 
Official  Plan  designations  as  well  as  new  exclusive  industrial  zoning 
categories  designed  to  be  supportive  of  an  industrial  retention 
policy.  While  the  report  deals  specifically  with  industry  in  the 
City's  Central  Area  (exclusive  of  the  Waterfront),  the  means  of 
implementing  a  policy  of  industrial  retention  developed  in  that 
report  are  functional  in  nature  and  applicable  throughout  the  City  in 
general.  Local  policies  for  industry  in  Wallace- Emerson  were, 
therefore,  developed  within  this  policy  context  and  attempt  to 
utilize  the  proposed  legislative  tools. 

1.3.3  Mixed  Use  and  Housing 

In  1972-73,  the  City  undertook  an  extensive  review  of  the  Central 
Area  which  included  both  area  and  functional  studies.  This  review 
led  to  the  adoption,  in  January  1976,  of  the  Central  Area  Plan  Part  I 
and  Official  Plan  Amendments  for  Housing  by  City  Council.  Both  these 
reports  have  implications  for  the  rest  of  the  City  and  have,  where 
relevant  and  feasible,  been  accommodated  in  the  process  of  developing 
policies  for  Wallace-Emerson.  Local  imperatives  and  objectives, 
however,  do  not  always  coincide  with  broad  City-wide  policies  and, 
therefore,  the  proposed  Neighbourhood  Plan,  expressed  by  way  of 
policies  and  strategies  in  the  Part  II  statements  for  Wallace- 
Emerson,  are  an  attempt  to  reflect  both  the  City-wide  concerns  and 
local  needs  and  conditions. 
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THE  AREA 


2.1  GENERAL  DESCRIPTION 

The  Wallace- Emerson  neighbourhood  developed  historically  and 
continues  to  function  primarily  as  a  working  class  residential 
community.  The  neighbourhood,  centrally  located  in  western  Toronto, 
supports  a  small  industrial  base  and  local  commercial  activity.  It 
is  bounded  on  the  north  and  west  by  the  intersection  of  two  railroad 
rights-of-way  and  on  the  south  and  east  by  Bloor  Street  and  Dufferin 
Street  respectively.  (See  Map  2.1.) 

Fifty-eight  percent  of  the  153.4  acres  of  land  in  Wallace- Emerson  is 
devoted  to  residential  uses.  The  second  largest  land  user  is 
industry  which  occupies  23.4  acres  or  15.3%  of  the  land  in  the  area. 
Map  2.2  indicates  the  existing  pattern  of  land  uses  and  Table  2.1 
shows  the  distribution  of  land  among  the  categories  of  land  uses. 

A  number  of  major  land  use  changes  in  recent  years  have  altered  the 
Wallace- Emerson  area  considerably  but  have  been  consistent  with  and 
have  tended  to  reinforce  the  residential  character  of  the  area.  In 
particular,  over  21  acres  of  former  industrial  land  has  either  been 
converted  to  other  uses  or  is  vacant  and  expected  to  be  converted  to 
non- industrial  use.  In  the  northern  portion  of  the  area,  the  loss  of 
19.3  acres  from  the  stock  of  industrial  land  resulted  from  the 
construction  of  the  Galleria  Shopping  Centre,  the  St.  Clarens  Square 
Apartment-Hotel  and  the  proposed  "Galleria"  Park.  (See  Map  2.3.) 
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TABLE  2.1:  DISTRIBUTION  OF  EXISTING  LAND  USES 


Use 

Acres 

%  of  Total 

Residential 

89.0 

58.0 

Institutions 

2.6 

1.7 

Offices 

0.6 

0.4 

Pure  Comercial 

9.1 

5.9 

Automobile 

1.4 

0.9 

Parking 

6.9 

4.5 

Industry  &  Warehousing 

23.4 

15.  3 

Utilities  &  Transport 

6.2 

4.0 

Open  Space 

7.2 

4.7 

Mixed  Commerce-Residential 

6.2 

4.  1 

Vacant  Land 

00 

• 

o 

0.5 

TOTAL 

153.4 

100.0% 

The  net  effect  of  these  changes  has  been  fourfold.  First,  the 
industrial  base  of  Wallace- Emerson  has  clearly  been  eroded  with  a 
concomitant  loss  of  local  industrial  employment  opportunities.  The 
increase  in  the  resident  population,  due  to  the  construction  of  the 
apartment-hotel  at  St.  Clarens  Avenue  and  Dupont  Street,  on  the  other 
hand,  has  increased  demand  for  residentially-oriented  social  and 
recreational  facilities  in  the  area.  Thirdly,  these  developments, 
along  with  the  recent  proliferation  of  automobile-related  uses  along 
the  north  side  of  Dupont  Street  has  exacerbated  local  traffic  and 
parking  problems.  Finally,  the  very  magnitude  and  nature  of  these 
changes  have  tended  to  provide  a  new  focus  for  the  neighbourhood, 
particularly  with  regard  to  the  Galleria  Shopping  Centre  and  park 
facilities . 


2.2  SURROUNDING  AREAS 

The  boundaries  of  the  Wallace- Emerson  neighbourhood  effectively 
define  a  recognized  neighbourhood  unit  although  the  nature  of  these 
boundaries  differ.  The  CPR  tracks  to  the  north  of  Dupont  Street  form 
the  northern  boundary  of  the  Wallace- Emerson  neighbourhood  and  the 
southern  boundary  of  the  Duf f erin-Davenport  Planning  Area.  The  area 
north  of  the  tracks  is  generally  industrial  in  character  with  some 
residential  uses  similar  to  the  Wallace-Emerson  border  previous  to 
the  construction  of  the  St.  Clarens  Square  complex.  The  tracks, 
however,  serve  as  an  effective  barrier  between  the  two  areas.  The 
eastern  boundary  of  the  study  area,  Dufferin  Street,  forms  the 
western  boundary  of  the  Dovercourt  Park  neighbourhood.  Both  sides  of 
Dufferin  Street  are  similar  in  character,  predominantly  residential 
with  some  commercial  retail  uses  of  the  convenience  type.  Mixed 
Commercial-Residential  uses  along  the  north  side  of  Bloor  Street  form 
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the  southern  boundary  of  Wallace-Emerson  and  are  similar  to  and 
integrated  with  the  uses  along  the  south  side  of  Bloor  Street.  To 
the  south  of  Bloor  Street  is  a  large  residential  area.  The  CNR 
tracks  west  of  Lansdowne  Avenue  divide  Wallace-Emerson  from  the 
Junction  Triangle  neighbourhood.  Industrial  activity  on  both  sides 
of  the  tracks  is  part  of  a  larger  area  of  industry  which  extends 
northward  into  Duf ferin-Davenport  and  the  Junction  areas  and 
southward  into  parts  of  Parkdale.  (See  Map  2. A.) 


2.3  THE  OFFICIAL  PLAN 

The  largest  proportion  of  Wallace-Emerson  is  shown  as  within  a  Low 
Density  Residence  Area  on  Map  1  of  the  Official  Plan  Part  I.  (See 
Map  2.5.)  In  a  Low  Density  Residence  Area,  land  may  be  used  for 
residential  and  related  purposes , with  building  areas  up  to  1.0  times 
the  area  of  the  lot. 

Under  a  recent  amendment  to  the  Official  Plan,  lands  along  the  north 
side  of  Dupont  Street  and  a  small  portion  of  the  south  side  of  Dupont 
Street  were  designated  as  an  Area  of  Permissible  Industrial  Use  while 
lands  occupied  by  the  Galleria  Shopping  Centre  were  designated  as  an 
Area  of  Permissible  Commercial  Use.  The  Permissible  Industrial 
designation  permits,  in  addition  to  residential  uses,  low  density 

industrial  uses  and,  in  Areas  of  Permissible  Commercial,  lands  may  be 

used  for  residential  and  low  density  commercial  uses.  Most  of  the 
frontage  along  Bloor  Street  lies  within  an  Area  of  Permissible 
Commercial  Use  on  Map  2  of  the  Official  Plan  and  is  part  of  a 

commercial  area  which  extends  along  both  sides  of  Bloor  Street. 

Lands  to  the  west  of  Lansdowne  Avenue  are  designated  as  an  Area  of 
Industry.  In  such  areas,  Section  A. 2  of  the  Plan  stipulates  that 
Council  may  permit  land  to  be  used  for  one  or  more  of  the  following: 

a)  industrial ; 

b)  such  public  uses  as  parks,  a  police  station,  a  fire  hall,  a 

government  office,  a  public  scale,  harbour  works,  a  sewage 

disposal  plant;  and 

c)  a  restaurant,  a  variety  store  and  uses  incidental  to  the  Area  of 
Industry  such  as  administrative  offices,  banks,  parking  lots  and 
garages  and  ancillary  uses  such  as  a  caretaker's  residence. 

There  are  presently  no  density  restrictions  for  uses  in  Areas  of 
Industry . 

Finally,  the  entire  Wallace-Emerson  Planning  Area  is  designated  as  an 
Improvement  Study  Area  on  Map  3  of  the  Official  Plan  and,  as  such,  is 
considered  to  be  appropriate  for  government  assistance  programmes  for 
renewal  and  improvement.  Wallace-Emerson  has  recently  taken 
advantage  of  such  funding  opportunities  in  having  been  designated  as 
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a  Neighbourhood  Improvement  Area  in  the  tri- level  Neighbourhood 
Improvement  Programme. 

2.4  EXISTING  ZONING 

The  major  portion  of  land  in  Wallace-Emerson  is  zoned  for  residential 
use.  Map  2.6  shows  the  existing  zoning  for  the  neighbourhood. 
Recently,  City  Council  adopted  a  by-law  rezoning  the  lands  occupied 
by  the  Galleria  Shopping  Centre  to  recognize  the  land  use  changes 
that  have  occurred  in  recent  years.  Lands  in  the  vicinity  of  St. 
Clarens  Avenue  and  Dupont  Street  were  also  rezoned  to  a  restricted  C2 
category  on  an  interim  basis  until  the  Part  II  Study  is  completed  and 
a  more  detailed  strategy  developed.  (See  Map  2.7.)  Existing  single 
family  houses  in  this  area  were  also  rezoned  to  R2  Z2  to  remove  their 
non-conforming  status  and  recognize  their  long  term  legitimacy, 
particularly  in  light  of  the  recent  land  use  changes  which  had 
occurred  in  the  surrounding  area. 


2.5  CONDITION  OF  PROPERTIES 

Most  residential  buildings  of  Wallace-Emerson  are  in  a  good  state  of 
repair  and  properties  are  generally  well  maintained.  Many 
residential  buildings  have  been  recently  repaired  or  improved, 
particularly  the  verandas  and  facades  of  the  structures.  While  there 
is  limited  data  available  to  assess  the  relationship  between  routine 
home  improvement  and  the  nature  or  pervasiveness  of  structural 
deficiencies,  it  would  appear  that  there  is  a  trend  toward 
preventative  maintenance  among  residents.  Small  pockets  of  housing 
exist,  particularly  in  areas  near  industry,  which  exhibit  signs  of 
deterioration  and  may  require  extensive  rehabilitation  but  these  are 
infrequent  and  localized  exceptions. 

Non-residential  properties,  industrial  and  retail,  are  also  generally 
in  good  condition,  although  poor  maintenance  is  evident  in  certain 
areas  and  properties. 


2.6  STREETS,  LANES  AND  UTILITIES 

Streets  and  sidewalks  throughout  the  Wallace-Emerson  neighbourhood 
are  in  generally  good  condition  as  is  the  lighting  system.  Although 
the  laneway  system  in  the  area  is  extensive,  some  lanes  are  in  need 
of  improvement  in  terms  of  widening,  lighting,  drainage  and  paving. 
The  use  of  laneways  for  refuse  disposal  is  not  uncommon,  creating  an 
unpleasant  appearance  which  discourages  their  use  by  many  residents. 
Many  of  the  garages  which  front  on  the  lanes  are  in  poor  condition 
and,  in  addition  to  being  a  visual  blight,  are  not  utilized. 
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TRAFFIC  AND  CIRCULATION 


The  four  main  roadways  in  Wallace- Emerson,  Bloor  Street,  Dufferin 
Street,  Dupont  Street  and  Lansdowne  Avenue,  are  all  heavily 
travelled,  particularly  during  rush  hours.  During  peak  travel  times, 
non-local  through  traffic  often  will  utilize  local  streets  to  avoid 
congestion  along  the  arterials  creating  environmental  and  safety 
problems.  Maps  2.8,  2.9  and  2.10  and  Table  2.2  indicate  the 
traffic  volumes  during  peak  hours  and  the  number  of  recorded 
accidents  at  intersections  and  mid-block  on  streets  in  Wallace- 
Emerson. 


TABLE  2.2:  RECORDED  ACCIDENTS 


Year 

Intersections 

Mid-block 

1970 

152 

83 

1971 

185 

115 

1972 

214 

159 

One  of  the  worst  intersections  in  Metropolitan  Toronto  in  1974  with 
55  accidents  recorded,  the  Dupont  Street  and  Dufferin  Street 
intersection,  is  the  most  hazardous  in  the  Wallace- Emerson  Area.  In 
1975,  the  accident  figure  at  this  intersection  decreased  to  37  but 
this  remains  a  relatively  high  frequency. 

In  terms  of  public  transit,  the  Wallace-Emerson  neighbourhood  is 
extremely  well  serviced  by  the  Bloor  Subway  with  stops  at  Dufferin 
Street  and  Lansdowne  Avenue.  There  is  a  bus  route  along  Dufferin 
Street,  the  Keele  bus  and  Lansdowne  trolley  bus  along  Lansdowne 
Avenue  and  the  Annette  trolley  bus  along  Dupont  Street.  No  point  in 
Wallace-Emerson  is  more  than  a  few  minutes  walk  from  a  public  transit 
line.  However,  travel  service  to  the  north-west  remains  relatively 
poor,  particularly  further  out  in  the  suburbs  and  access  to 
industrial  employment  opportunities  in  the  north-west  of  Metropolitan 
Toronto  is  problematical. 
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3  SOCIAL  CHARACTERISTICS 

3.1  THE  POPULATION 

The  population  in  Wallace- Emerson  has  remained  relatively  stable  in 
number  since  the  1951  census,  increasing  only  slightly  from  9,525  in 
1951  to  10,285  in  1971.*  The  population  density  is  approximately  67 
persons  per  acre  and  177  persons  per  residential  acre. 

3.1.1  Ethnic  Composition 

From  1951  to  1971,  Wallace-Emerson  experienced  a  significant 
population  change  with  respect  to  ethnic  origin.  In  1951,  the 
largest  proportion  of  the  population  (75.6%)  was  of  Anglo  Saxon 
origin  with  only  6.0%  of  Italian  origin.  By  1971,  Italian  citizens 
had  become  the  dominant  group.  The  present  structure  of  ethnic 
origin  is  shown  on  Table  3.1  below. 

TABLE  3.1:  ETHNIC  ORIGIN  (1971) 

(Statistics  Canada  1971  Census) 


Origin 

Percent 

Asian 

2.9 

British  Isles 

23.4 

French 

1.8 

German 

1.9 

Hungarian 

0.4 

Italian 

42.  2 

Netherlands 

0.3 

Polish 

2.5 

Russian 

0.3 

Scandinavian 

0.4 

Ukranian 

2.7 

Other 

21.0 

*  This  last  figure,  however,  does  not  include  the  residents  of  the  St. 
Clarens  Square  Apartment-Hotel,  the  first  tower  of  which  was 
completed  and  occupied  in  1974  and  the  second  tower  of  which  was 
completed  in  1976. 


39 


3.1.2 


Population,  Age  and  Sex  Structure 


A  review  of  the  available  statistics  on  age  structure  indicates  that 
Wallace-Emerson  has  a  relatively  high  population  of  young  children 
and  adolescents  and  a  smaller  percentage  of  elderly  people  as 
compared  to  the  City  as  a  whole.  (See  Table  3.2.) 


TABLE  3.2:  PRESENT  AGE  STRUCTURE  -  %  DISTRIBUTION 

(Statistics  Canada  1971  Census) 


Wallace-Emerson  City 


Pre-school  (0-4) 
School-age  (5-14) 

In  the  Work  Force 
or  Preparing  to 
Enter  (15-54) 


10.7%  7.0% 

20.2%  =  30.9%  14.2%  =  21.2% 


56.7% 


58.5% 


Retired  or  Nearing 

Retirement  (55+)  12.4%  20.3% 


TOTAL : 


100.0% 


100.0% 


This  age  breakdown  is  more  recent  in  Wallace-Emerson  and  corresponds 
to  the  change  in  ethnic  population  since  1951.  In  1951,  in  fact,  the 
age  structure  in  Wallace-Emerson  paralleled  that  of  the  City.  As 
Table  3.3  indicates,  Wallace-Emerson  experienced  marked  changes  while 
the  City  as  a  whole  remained  relatively  stable  in  two  age  groups. 


TABLE  3.3:  CHANGE  IN  %  DISTRIBUTION  IN  2  AGE  GROUPS  (1951-71) 

(Statistics  Canada  1951,  1961  &  1971  Census) 


Wal lace- Emerson 

Ci  ty^ 

Year 

14  &  Under  55+ 

14  &  Under 

5  5+ 

1951 

18.  3% 

21.8% 

18.  1% 

21.3% 

1961 

27.9% 

16.3% 

23.5% 

21.0% 

1971 

30.9% 

12.4% 

21.2% 

20.  3% 
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3.1.3 


Marital  Status 


The  percentage  of  people  who  are  married  in  the  Wallace-Emerson 
neighbourhood  is  somewhat  higher  than  for  the  City  generally. 
Conversely,  the  percentages  of  single  or  widowed  people,  fifteen 
years  of  age  or  older,  are  lower  than  for  the  City  as  a  whole.  (See 
Table  3.4.) 


TABLE  3.4:  MARITAL  STATUS  -  PERCENTAGE  DISTRIBUTION 

(Statistics  Canada  1971  Census) 


Status 


Wallace-Emerson  City 


Single  (15+) 

Married 

Widowed 


26.7% 

67.6% 

5.7% 


33.5% 

58.3% 

8.2% 


3.1.4  Family  and  Household  Characteristics 

In  addition  to  the  high  proportion  of  married  persons  and,  related  to 
it,  there  is  a  large  number  of  families  as  a  proportion  of  total 
households  in  Wallace-Emerson  (86.0%  as  compared  to  65.3%  for  the 
City) .  Moreover,  as  compared  with  the  rest  of  the  City,  the 
percentage  of  families  with  children  by  total  households  is  higher. 
This  proportion  has  been  increasing  slightly  over  time  in  Wallace 
Emerson,  whereas  this  index  has  experienced  a  decline  since  1951  for 
•the  City.  (See  Table  3.5.) 


TABLE  3.5:  PERCENT  FAMILIES  WITH  CHILDREN  AS 
PROPORTION  OF  TOTAL  HOUSEHOLDS 
(Statistics  Canada  1951,  1961  &  1971  Census) 


Year 

Wallace-Emerson 

City 

1951 

70.7% 

62.6% 

1961 

66.7% 

56.  2% 

1971 

79.0% 

43.  1% 

A  similar  trend  is  apparent  with  respect  to  other  indicies,  in 
particular,  in  terms  of  household  size  and  tenure.  Although  the 
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number  of  persons  per  household  and  per  room  has  been  declining  for 
the  City  as  a  whole  (from  4.2  persons  per  household  in  1951  to  3.0  in 
1971) ,  these  two  indicies  have  remained  stable  in  Wallace-Emerson  as 
Table  3.6  indicates. 


TABLE  3.6:  PERSONS  PER  ROOM  AND  HOUSEHOLD  (1951-71) 
(Statistics  Canada  1951,  1961  &  1971  Census) 


Year  Persons  Per  Room  Persons  Per  Household 


1951 

0.7 

4.6 

1961 

0.8 

4.8 

1971 

0.  7 

4.4 

While  the  long  term  trend  in  the  City  generally  is  toward  increased 
tenancy  with  the  percent  of  owner-occupied  dwellings  decreasing  from 
62%  in  1951  to  42%  in  1971,  Wallace-Emerson  has  maintained  a  fairly 
stable  ratio  of  owner-occupied  to  tenant-occupied  dwellings  over  the 
same  period.  In  1951,  72%  of  the  dwelling  units  were  owner-occupied; 
in  1961,  77%;  and  in  1971,  71%.  There  is  no  indication  in  more 
recent  years  that  this  stability  has  reversed  significantly  in  the 
low  density  residence  area.  However,  the  recent  construction  of  the 
St.  Clarens  Square  complex,  where  all  dwelling  units  are  tenant- 
occupied,  has  changed  the  overall  ratio  in  Wallace-Emerson. 

3.1.5  Income  and  Employment 

Table  3.7  shows  the  distribution  of  income  among  families  in  Wallace- 
Emerson  and  the  City  as  a  whole.  Both  the  average  and  median  total 
family  income  in  Wallace-Emerson  are  lower  than  for  the  City. 
Incomes  of  persons  not  in  families  are  also  lower  than  the  City 
average,  the  average  non-family  income  in  Wallace-Emerson  being 
$3,176  and  for  the  City,  $4,443.  In  terms  of  distribution,  however, 
within  both  the  extreme  lower  and  higher  ends  of  the  income  scale 
(less  than  $3,000  and  higher  than  $10,000),  Wallace-Emerson  exhibits 
a  lower  percentage  than  for  the  City  as  a  whole. 
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TABLE  3.7:  %  DISTRIBUTION  OF  TOTAL  FAMILY  INCOME 

(Statistics  Canada  1971  Census) 


Income  Wallace- Emerson  City 


Less  than 

2,000 

5.0% 

6.2% 

2,000  - 

2,999 

3.6% 

4.6% 

Less  than 

2,000-2,999 

8.7% 

10.8% 

3,000  - 

4,999 

14.0% 

11.1% 

5,000  - 

6,999 

20.4% 

14.9% 

7,000  - 

9,999 

29.6% 

23.7  % 

3,000  - 

9,999 

64.0% 

49.7% 

10,000  - 

14,999 

21.3% 

23.3% 

15,000  - 

19,999 

4.2% 

8.4% 

20,000+ 

1.9% 

7.8% 

10,000  - 

20,000+ 

27.3% 

39.5% 

AVERAGE  TOTAL  INCOME 

8,104 

14,508 

MEDIAN  TOTAL  INCOME 

7,699 

8,683 

In  terms  of  employment  distribution  among  various  occupations  for 
both  males  and  females,  Wallace- Emerson  has  a  higher  proportion  of 
its  workforce  in  "manual'’  labour  than  the  City.  Table  3.8  shows  the 
distribution  of  employment  for  both  sexes  in  Wallace-Emerson  and  the 
City.  As  indicated  in  Table  3.9,  the  participation  rate  in  the 
labour  force  in  Wallace-Emerson  is  higher  than  for  the  City  for  the 
male  population  but  lower  than  the  City  for  the  female  population. 
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TABLE  3.8:  EMPLOYMENT  DISTRIBUTION  -  BOTH  SEXES 

(Statistics  Canada  1971  Census) 


Occupation 


Wallace-Emerson  City 


1.  Manufacturing  & 
Construction 

2.  Community,  Business 
&  Personal  Service 
Industries 

3.  Finance,  Insurance 
Real  Estate,  Transport, 
Communications  &  Trade 

4.  Other 


43.4% 


17.9% 


25.3% 

13.4% 


26.7% 


29.3% 


28.4% 

15.6% 


TABLE  3.9:  LABOUR  FORCE  OVER  15  AS  %  OF  TOTAL  POPULATION 

(Statistics  Canada  1971  Census) 


Sex  Wallace-Emerson  City 


Male  84.6%  78.9% 

Female  49.0%  52.5% 

3.2  COMMUNITY  AND  RECREATIONAL  FACILITIES 

3.2.1  Parks  and  Recreational  Facilities 

Wallace-Emerson  has  been,  until  recently,  extremely  deficient  in  park 
space  and  other  recreational  facilities.  Two  significant  attempts  to 
redress  this  situation  include  the  development  of  a  parkette  on 
surplus  subway  lands  just  north  of  Bloor  Street  between  Margueretta 
Street  and  Brock  Avenue  and  the  purchase  by  the  City  of  seven  acres 
of  land  for  parks  purposes  immediately  south  of  the  Galleria  Shopping 
Centre  at  Dupont  and  Dufferin  Streets.  One  other  parcel  of  subway 
land  near  Bloor  Street  and  St.  Clarens  Avenue  is  sodded  but  rarely 
used  for  recreation  purposes  and  as  yet  there  are  no  plans  for  its 
further  development.  The  school  yard  of  the  Pauline  Public  School 
also  serves  as  an  outdoor  play  area  for  neighbourhood  children  after 
school  and  on  weekends. 

Even  with  the  development  of  the  "Galleria"  park,  however,  Wallace- 
Emerson  would  appear  to  remain  deficient  in  terms  of  the  open  space 
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standard  of  the  Official  Plan  providing  approximately  7.5  acres  of 
park  space  for  a  population  of  over  10,000. 

There  are  no  recreational  facilities  within  the  boundaries  of  the 
neighbourhood.  Students  have  some  access  to  facilities  at  Bloor 
Collegiate  to  the  south  of  Wallace-Emerson  and  in  the  Dovercourt  Boys 
Club  in  the  Dovercourt  Park  neighbourhood.  As  Map  3.1  indicates, 
there  are  a  number  of  parks  in  areas  adjacent  to  Wallace-Emerson: 
Earlscourt  to  the  north-west;  Campbell  Park  to  the  west;  Dovercourt 
Park  to  the  east;  and  Dufferin  Grove  Park  to  the  south-east.  These 
parks,  however,  are  not  highly  utilized  by  Wallace-Emerson  residents 
due  to  distance  and  the  need  to  cross  major  arterials  or,  in  two 
cases,  railroad  tracks. 

3.2.2  Community  Services 

With  the  exception  of  the  neighbourhood  planning  office,  community 
services  of  all  varieties  are  lacking  in  the  Wallace-Emerson  area. 
There  are  no  information  services,  healthcare  clinics,  daycare 
facilities,  senior  citizens  programmes  or  other  similar  neighbourhood 
services  available  to  the  resident  population.  There  is  one  school, 
the  Pauline  Public  School,  and  three  churches  in  the  area  which  offer 
space  for  various  kinds  of  activities  which  are  not  necessarily 
related  to  the  needs  of  the  community  and  are  not  organized  by  these 
institutions  for  area  residents. 

3.2.3  Schools 

Map  3.2  and  Table  3.10  indicate  the  location,  type  and  capacity  of 
schools  servicing  the  Wallace-Emerson  neighbourhood.  As  mentioned 
earlier,  only  one  school,  Pauline  Public  School  (which  shares 
facilities  with  St.  Sebastian  Separate  School),  is  actually  located 
within  the  boundaries  of  the  neighbourhood. 


TABLE  3.10:  SCHOOLS  SERVING  WALLACE-EMERSON 


School 

Public 

Elem/Sec 

Separate 

Elem/Sec 

Shared 

Enrolment 
Sept.  '76 

Capacity 

No.  Port; 
P.S  /  S.: 

Dovercourt 

* 

544 

668 

Pauline 

* 

* 

462 

816 

St.  Sebastian 

* 

* 

722 

8 

Bloor /Brockton 

* 

1,974 

2,083 

3 

Kent 

* 

715 

754 

4 

Perth  Avenue 

* 

* 

536 

774 

3 

St.  Luigi 

* 

* 

348 

7 

St.  Josephat 

* 

* 

258 

St.  Anthony 

* 

991 

1,232 
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PROPOSED  NEIGHBOURHOOD  PLAN 


4.1  IDENTIFICATION  OF  LOCAL  ISSUES 

A  number  of  planning  issues  have  emerged  as  a  result  of  the  area 
appraisal  and  from  discussions  and  meetings  held  with  local 
residents,  businessmen  and  industrialists.  These  issues  are  outlined 
briefly  below  and  examined  in  greater  detail  in  the  Proposals 
section. 

4.1.1  Parking  and  Traffic 

Wallace-Emerson,  like  many  older  neighbourhoods  in  Toronto, 
experiences  problems  with  traffic  and  parking.  Most  arterials 
throughout  Toronto  are  heavily  travelled,  especially  during  peak 
hours,  and  non-local  traffic  often  seeks  alternative  routes  through 
residential  neighbourhoods  to  avoid  traffic  on  arterials.  This  is 
also  the  case  in  Wallace-Emerson,  a  circumstance  which  creates  a 
number  of  local  traffic  issues. 

Parking  congestion,  largely  a  function  of  insufficient  off-street 
parking  spaces,  is  a  common  source  of  complaint  and  frustration  to 
local  residents.  This  problem  is  also  compounded  by  inadequate 
parking  facilities  in  the  commercial  and  industrial  areas  of  the 
neighbourhood . 

4.1.2  Recreation  and  Social  Services 

For  a  number  of  years  it  has  been  evident  that  the  Wallace-Emerson 
area  is  substandard  in  park  space  and  social  and  recreational 
services  of  all  kinds.  The  Bloor-Duf f erin  Study  in  1971  identified 
this  issue  as  a  priority  item  of  great  concern  to  residents. 
Measures  have  already  been  taken  through  the  Neighbourhood 
Improvement  Programme  to  redress  this  situation.  However,  these 
efforts  should  be  consolidated  and  future  improvements  ensured. 

4.1.3  The  Future  of  Commercial  Lands 

There  are  three  areas  or  concentrations  of  commercial  activity  in 
Wallace-Emerson:  Bloor  Street;  Wallace-Lansdowne ;  and  Dupont- 
Dufferin.  All  three  areas  presently  experience  a  variety  of 
problems,  some  of  which  also  affect  the  adjacent  residential 
community.  It  is  also  important  to  recognize,  however,  the  potential 
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for  stabilizing  and  alleviating  some  of  these  problems  and  creating  a 
more  viable  environment  for  commercial  activity  in  the  future. 

4.1. A  The  Future  of  Industrial  Lands  and  Activities 

Problems  associated  with  the  presence  of  industrial  activity  in  close 
proximity  to  residential  areas  have  raised  questions  about  the 
appropriateness  of  industrial  activity  in  the  neighbourhood.  Related 
traffic,  parking  and  environmental  problems  such  as  noise,  dust, 
odours  and  air  pollution  are  a  source  of  concern  to  residents, 
particularly  those  immediately  adjacent  to  industrial  uses. 

Aside  from  local  concerns  among  residents,  the  issue  of  the  general 
stability  of  City  industry  poses  questions  about  the  present  status 
of  industry  in  Wallace-Emerson  with  respect  to  the  City's  policy  of 
industrial  retention. 


4.2  PROPOSALS 

The  proposals  developed  in  the  following  section  attempt  to  recognize 
and  deal  with  these  issues  through  policy  statements  and  land  use 
measures.  Implementation  of  these  policies  could  be  initiated 
through  the  adoption  of  the  recommendations  regarding  zoning,  parks 
development,  environmental  controls,  etc.,  put  forward  in  Section  5 
and  over  the  longer  term  would  be  carried  out  by  Council' s  day-to-day 
actions  in  accordance  with  its  adopted  policies. 

4.2.1  The  General  Intent  of  the  Plan 

4.2. 1.1  The  Residential  Character  and  Function  of  Wallace-Emerson 

Among  the  most  important  aspects  to  consider  in  developing  proposals 
for  the  Wallace-Emerson  neighbourhood  is  its  predominantly 
residential  function.  The  area  is  supportive  of  some  local 
commercial  activity  as  well  as  a  small  industrial  base  but,  on  the 
whole,  the  area,  particularly  east  of  Lansdowne  Avenue,  is 
residential  in  character  affording  accommodation  to  generally 
moderate  income  families  with  children.  The  existing  Official  Plan 
Part  I  designates  the  greater  portion  of  Wallace-Emerson  as  a  Low 
Density  Residence  Area  in  recognition  of  its  stable  residential 
character.  It  also  contains  policies  designed  to  enhance  this 
function  and  to  ensure  its  continued  existence.  To  a  certain  extent, 
however,  the  generalized  nature  of  the  Part  I  Plan  does  not  give 
sufficient  recognition  to  local  conditions  and  peculiarities. 

The  general  intent  of  the  Part  II  Official  Plan  for  Wallace-Emerson 
is  to  recognize  the  unique  characteristics  of  the  neighbourhood, 
accommodate  local  conditions  and  address  local  issues  that  the 
generalized  Part  I  Plan  cannot.  Existing  relationships  in  the 
neighbourhood  between  residential,  commercial  and  industrial  uses, 
while  not  completely  unproblema t ical ,  are  generally  positive.  Local 
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commercial  areas  fulfill  many  of  the  needs  of  the  resident  population 
and  local  industry  offers  job  opportunities  to  residents  in  the 
immediate  area.  It  is  proposed  to  reinforce  the  primary  function  of 
Wallace-Emerson  as  a  residential  community  and,  toward  this  end,  to 
strengthen  the  various  component  parts  of  the  neighbourhood,  both 
residential  and  non-residential ,  such  that  the  integrity  and  general 
character  of  the  neighbourhood  is  maintained.  This  Plan  proposes, 
therefore,  the  following  statement  of  general  intent: 

2.1  Wallace-Emerson  is  a  predominantly  residential  area  with 
industrial  areas  located  on  its  northern  and  western  boundaries 
and  viable  commercial  areas  located  along  its  southern  boundary 
and  at  the  intersection  of  Dupont  and  Dufferin  Streets.  It  is 
the  objective  of  Council  that  the  positive  aspects  of  these 
component  parts  be  preserved  and  improved  so  as  to  enhance  the 
general  character  of  the  neighbourhood. 

4.2. 1.2  Housing  and  Built  Form 

Two  factors  which  are  essential  to  the  continued  viability  and 
integrity  of  the  residential  neighbourhood  are  its  basic  social  and 
physical  characteristics.  The  low-rise,  predominantly  single  family 
dwellings  afford  moderate-priced  accommodation  for  the  resident 
population  comprised  mainly  of  moderate  income  families  with 
children . 

While  some  of  the  existing  housing  stock  suffers  from  its  proximity 
to  industry,  particularly  along  Ward  Street,  Lansdowne  Avenue  and 
Paton  Road,  deterioration  or  decline  is  not  generally  apparent. 
There  is,  in  fact,  an  emerging  trend  toward  home  rehabilitation,  a 
result,  in  large  part,  of  the  composition  of  the  resident  population 
with  many  people  skilled  in  the  construction  trades. 

Houses  in  general  are  low-rise,  two  to  three-storey  structures  in 
building  forms  typical  of  most  older  Toronto  neighbourhoods:  single 

detached,  semi-detached,  duplexes  and  a  few  walk-up  apartment 
buildings.  For  the  needs  of  the  resident  population,  this  housing 
stock  is  extremely  functional  and  measures  should  be  taken  to 
encourage  and  facilitate  the  existing  trend  toward  routine  home 
improvement . 

Apartment  accommodation  can  be  found  in  strip  retail  areas  of 
Wallace-Emerson.  Like  housing  in  the  residence  area,  this  form  of 
apartment  accommodation  is  quite  functional,  particularly  for  single 
person  households  or  for  families  without  children.  While  there  is  a 
generally  recognized  need  to  preserve  the  existing  single  family 
housing  stock  in  the  residence  area  with  little  potential  for  new 
housing  development,  some  potential  for  the  production  of  new  housing 
exists  in  the  retail  areas  of  Wallace-Emerson,  including  the 
commercial  area  in  the  north-eastern  portion  of  the  neighbourhood. 
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In  recognition  of  the  need  to  maintain  the  existing  physical 
character  of  the  residence  area,  to  preserve  the  existing  housing 
stock  and  to  encourage  new  housing  where  such  housing  will  contribute 
to  and  reinforce  the  overall  stability  and  residential  character  of 
Wallace- Emerson,  this  Plan  proposes: 

2.2  In  recognition  of  building  height  as  an  essential  element  in 
determining  the  scale  and  impact  of  buildings  and  in  maintaining 
the  traditional  streetscape  in  Wallace- Emerson,  it  is  the  policy 
of  Council  to  pass  by-laws  to  limit  the  height  of  buildings. 

2.3  It  is  the  objective  of  Council  that  a  range  of  housing 
accommodation,  within  the  means  of  moderate  income  households, 
be  provided  in  appropriate  areas  in  Wallace-Emerson  consistent 
with  the  amenities  in  those  areas.  Accordingly,  Council  shall: 

a)  seek  to  preserve  and  maintain  the  existing  low  rise  housing 
stock  for  families  with  children  and  undertake  such 
measures  as  it  deems  appropriate  to  assist  and  encourage 
the  rehabilitation  of  existing  homes;  and 

b)  encourage  the  production  of  new  housing  in  the  southern 

boundary  area  and  in  the  north-east  section  of  the 

neighb ourhood . 

4. 2. 1 . 3  Industry 

.  Background 

In  recent  years,  the  industrial  base  of  the  Wallace-Emerson 
neighbourhood  has  been  seriously  eroded  as  market  pressures  and 
economic  conditions  have  led  to  the  conversion  of  industrial  land  to 
commercial  and  residential  uses.  The  construction  of  the  St.  Clarens 
Square  Apartment-Hotel  at  Lansdowne  Avenue  and  Dupont  Street,  the 
Galleria  Shopping  Centre  at  Dupont  and  Dufferin  Streets  and  the 

proposed  seven-acre  park  to  the  south  of  the  Galleria  have  resulted 
in  a  net  loss  of  20.7  acres  of  industrial  land.  The  narrow  strip 
along  the  north  side  of  Dupont  Street  remains  industrial  in  character 
although  the  recent  proliferation  of  automobile-related  commercial 
uses  has  generated  severe  traffic  and  parking  problems  to  the 
detriment  of  the  surrounding  commercial  and  residential  uses. 
However,  there  remains  a  strong  industrial  presence  in  the  Wallace- 

Emerson  neighbourhood  to  the  west  of  Lansdowne  Avenue  which  appears 

viable  from  the  perspective  of  firms  already  located  there. 


.  The  Industrial  Survey 

In  October  1975,  Planning  staff  conducted  an  industrial  survey  of 
firms  in  the  Wallace-Emerson  neighbourhood,  the  purpose  of  which  was 
to  determine  the  nature  and  general  characteristics  of  area  industry, 
to  assess  the  viability  of  the  area  for  industrial  purposes  and  to 
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A  NOTABLE  EXCEPTION  IS 
AN  APARTMENT-HOTEL  COM¬ 
PLEX  AT  DUPONT  STREET 
AND  LANSDOWNE  AVENUE 


MOST  HOUSES  IN  WALLACE- 
EMERSON  ARE  LOW  RISE, 
SINGLE  FAMILY  DWELLINGS, 
WELL  MAINTAINED  AND 
FUNCTIONAL 


THROUGHOUT  THE  NEIGHBOURHOOD  THERE  IS  AMPLE  EVIDENCE  OF  AN  EMERGING 
TREND  TOWARD  ROUTINE  HOME  REPAIR  AND  REHABILITATION 


THE  MOST  COMMON  TYPE  OF  REPAIR  IS  TO  FACADES  AND  VERANDAS 


identify  any  problems  experienced  by  firms  already  located  in  the 
area.  Industry  in  Wallace-Emerson  consists  of  a  small  number  of 
large  firms  and  a  large  number  of  small  to  medium-sized  firms  both  in 
terms  of  employment  and  floor  space.  The  large  firms  occupy  the 
greatest  amount  of  land  (77%)  and  employ  the  greater  proportion  of 
the  area  work  force  (61%).  Most  of  the  firms  are  manufacturing  but 
there  are  a  large  number  of  motor  vehicle  repair  shops  in  the  area, 
particularly  along  Dupont  Street.  In  general,  most  firms  found  the 
area  suitable  for  their  particular  needs  and  to  the  needs  of  industry 
generally,  although  specific  problems  common  to  most  older  industrial 
areas  of  the  City  were  cited.  These  include  inadequate  parking  and 
loading  facilities  and  the  lack  of  room  for  expansion.  In  spite  of 
these  problems,  however,  industrialists  indicated  a  number  of 
advantages  to  remaining  in  the  Wallace-Emerson  area;  specifically, 
fixed  capital  investments,  access  to  labour  and  public  transit  and 
established  linkages.  For  these  reasons,  firms  generally  perceived 
the  area  to  be  viable  for  industry  and  very  few  firms  had  the 
intention  of  leaving  the  area.  Many,  in  fact,  were  planning  to 
upgrade  or  expand  their  present  operations. 

There  are,  of  course,  environmental  problems  associated  with  the 
presence  of  industry  in  a  predominantly  residential  area  such  as 
Wallace-Emerson.  This  is  particularly  true  in  those  areas  where 
residential  uses  are  immediately  adjacent  to  industrial  uses.  The 
magnitude  of  these  problems,  however,  is  not  sufficient  to  justify  an 
attempt  to  remove  industry  from  the  area.  The  greatest  proportion  of 
industry  in  Wallace-Emerson  is  comprised  of  large  firms  which  require 
large  tracts  of  land  to  conduct  their  business.  Moreover,  industry 
in  Wallace-Emerson,  Canadian  General  Electric  in  particular,  is  part 
of  a  larger  area  of  industry  which  extends  into  the  Dufferin- 
Davenport  Planning  area.  These  firms  which  are  large  employers  could 
not  easily  relocate  within  the  City  but  instead,  if  forced  to 
relocate,  would  likely  leave  the  Metropolitan  area  entirely  taking 
with  them  a  significant  number  of  industrial  jobs.  Notwithstanding 
conflicts  between  industrial  and  residential  uses,  it  would  appear 
that,  rather  than  attempting  to  relocate  existing  industry,  solutions 
must  be  sought  to  these  conflicts.  A  more  appropriate  policy  would 
be  to  encourage  area  industry  to  effect  improvements  to  present 
operations  and  ensure  the  future  compatibility  of  such  uses.  Through 
appropriate  safeguards  and  improvements,  industry  could  be  made  more 
compatible  with  residential  uses  while  providing  industrial 
employment  opportunities.  This  Plan  proposes,  therefore: 

2.4  It  is  the  policy  of  Council  to  encourage  the  retention  of 
industrial  uses  in  areas  designated  for  industry  in  Wallace- 
Emerson  so  as  to  maintain  the  significant  number  of  jobs 
provided  by  existing  firms  which,  due  to  extensive  land  use 
requirements,  would  likely  leave  the  City  if  faced  with 
relocation.  Accordingly,  Council  shall  employ  its  powers  of 
regulation  and  take  other  measures  as  may  be  appropriate  to 
enhance  the  stability  of  industries  in  industrial  areas  and  to 
ensure  compatibility  between  industrial  and  residential  uses. 


55 


4 . 2 . 1 . 4  Commerce 


Three  distinct  commerce  areas  exist  in  the  Wallace-Emerson 
neighbourhood:  Bloor  Street;  Wallace-Lansdowne;  and  Dupont-Duf f erin. 
The  first  two  are  presently  low-density  mixed  use  areas  showing  signs 
of  continued  stability  while  the  latter  is  a  purely  commercial  centre 
which  functions  quite  differently  vis-a-vis  the  neighbourhood  than 
the  other  two.  Corner  stores  of  the  convenience  type  are  scattered 
throughout  the  neighbourhood. 


Bloor  Street  Commerce  Area 

The  Bloor  Street  commerce  area  in  Wallace-Emerson  is  part  of  a  larger 
area  of  commercial  activity  which  extends  along  Bloor  Street  from  the 
CNR  tracks  west  of  Lansdowne  Avenue  eastwards  into  the  Dovercourt 
Park  Planning  area.  Businessmen  in  the  Bloor  Street  area  perceive 
that  in  recent  years  Bloor  Street  has  suffered  somewhat  as  a  result 
of  the  opening  of  the  Galleria  Shopping  Centre,  Knob  Hill  Farms  and 
improvements  to  the  Dufferin  Mall.  Competition  from  these  sources 
has  meant  a  declining  share  of  the  market  although,  in  spite  of  this, 
the  Bloor  Street  area  remains  viable  and  few  stores  remain  vacant  for 
long.  Area  businessmen  have  recently  taken  advantage  of  a  funding 
programme,  the  Business  Improvement  Programme,  in  an  effort  to 
enhance  the  area  for  retail  and  service  uses  and  further  strengthen 
the  existing  relationship  enjoyed  with  adjacent  residence  areas.  The 
Bloor  Street  area  continues  to  serve  the  needs  of  local  residents  for 
small  shopping  trips,  more  specialized  or  ethnic  goods  and  services 
and,  in  particular,  can  accommodate  the  retail  needs  of  that 
significant  proportion  of  residents  without  automobiles,  generally 
senior  citizens  or  women  at  home  during  the  day.  The  relationship 
between  this  local  commerce  area  and  the  large  residence  areas  to  the 
north  and  south  of  Bloor  Street  is  a  local  asset  and  one  which  should 
be  encouraged  and  strengthened  through  private  and  public 
initiatives . 


.  Wallace-Lansdowne 

A  small  cluster  of  mixed  commercial  and  residential  structures  at  the 
intersection  of  Wallace  and  Lansdowne  Avenues  forms  a  secondary  local 
commerce  area  in  the  Wallace-Emerson  neighbourhood.  At  one  time,  the 
area  of  commercial  activity  extended  north  and  south  along  Lansdowne 
Avenues  but,  more  recently,  this  area  has  experienced  a  decline  in 
commercial  activity  and  many  of  the  storefronts  have  been  converted 
to  purely  residential  use.  The  area  at  the  intersection  of  Wallace 
and  Lansdowne  Avenues,  however,  would  appear  to  be  an  exception  to 
this  general  trend.  There  are  some  signs  of  continued  viability  with 
expansion  of  commercial  activity  occurring,  for  example  on  the  south¬ 
west  corner. 
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A  SMALL  COLLECTION  OF  CONVENIENCE  STORES  IN  THE  WALLACE-LANSDOWNE  SHOPPING 
AREA  FULFILLS  MANY  OF  THE  LOCAL  RETAIL  NEEDS  OF  AREA  RESIDENTS 


BLOOR  STREET  SERVES  A  WIDE  RANGE  OF  LOCAL  AND  SPECIALIZED  SHOPPING  NEEDS 


CONSISTS  OF  A  NUMBER  OF  SMALL  SHOPS  AND  LARGE  FOOD,  DRUG  AND  DEPART¬ 
MENT  STORES  IN  A  MALL  SETTING 


Unlike  the  Bloor  Street  Commerce  Area,  however,  the  Wallace-Lansdowne 
shopping  node  provides  convenience  retail  goods  and  services  mainly 
for  residents  in  the  central  portion  of  Wallace-Emerson.  This 
function  appears  to  be  one  which  should  be  encouraged  and  enhanced. 


.  Duf fer in-Dupont  Commerce  Area 

The  Galleria  Shopping  Centre  located  on  the  south-east  corner  of 
Dufferin  and  Dupont  Streets  is  a  large  mall-type  centre  containing 
purely  retail  uses  including  large  food,  drug  and  department  stores 
and  numerous  smaller  shops.  One  feature  of  many  of  these  smaller 
shops  which  is  uncharacteristic  of  many  large  shopping  centres  is 
that  they  are  tailored  to  the  needs  and  reflect  the  ethnic  character 
of  the  surrounding  residence  areas.  But,  while  many  shops  are  local, 
the  dominant  commercial  activities,  the  food,  drug  and  department 
stores,  serve  a  catchment  area  much  wider  than  the  immediate 
neighbourhood.  Consequently  many  patrons  of  the  Galleria  use 
automobiles  generating  a  high  volume  of  traffic  along  Dufferin  and 
Dupont  Streets. 

Because  of  the  proximity  to  a  large  residence  area  and  to  the  park 
being  developed  immediately  to  the  south,  further  expansion  of  non¬ 
local  commercial  uses  should  be  reviewed  carefully.  The 
encouragement  of  locally-oriented  retail  activity  in  this  area  might 
be  more  consistent  with  the  nature  of  surrounding  uses. 


.  Corner  Stores 

Corner  stores  which  are  dispersed  throughout  the  neighbourhood 
provide  the  resident  population  with  convenience  goods  and  services 
and  complement  the  range  of  retail  facilities  available  in  the  three 
commercial  areas  described  previously.  These  corner  stores  fulfill  a 
legitimate  neighbourhood  function  and  contribute  to  the  overall 
vitality  of  the  residence  area.  It  is  proposed,  therefore,  that  this 
function  be  recognized  by  means  of  the  Part  II  Plan. 

In  order  to  meet  the  retail  and  service  needs  of  the  Wallace-Emerson 
neighbourhood,  it  is  proposed  that: 

2.5  It  is  the  objective  of  Council  that  a  wide  range  of  local  retail 
and  service  facilities  shall  be  provided  to  serve  the  needs  of 
the  resident  population.  Accordingly,  it  is  the  policy  of 

Council  to: 

a)  encourage  the  development  and  improvement  of  Bloor  Street 
and  the  Dupont-Duf ferin  shopping  area  as  primary  foci  for 
local  retail  and  service  facilities; 

b)  maintain  and  improve  the  shopping  area  at  the  Wallace- 
Lansdowne  intersection  as  a  secondary  retail  area;  and 
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c)  permit  a  limited  number  of  local  convenience  stores  within 
the  existing  residential  area. 


4. 2. 1 . 5  Parks 

The  Bloor-Duf f erin  Appraisal  in  1971  noted  that  the  Wallace- Emerson 
neighbourhood  was  severely  substandard  in  park  space.  At  that  time 
there  were  only  two  small  parkettes  in  the  southern  portion  of  the 
study  area  between  Margueretta  Street  and  Brock  Avenue.  Since  that 
time  the  City  has  purchased  seven  acres  of  obsolete  industrial  land 
in  the  north-east  section  of  Wallace-Emerson,  immediately  south  of 
the  Galleria  Shopping  Centre.  Although  the  park  itself  has  only  been 
sodded  and  equipped  with  some  play  equipment,  further  development 
will  likely  be  phased  over  two  years.  When  completed  the  ratio  of 
parkland  to  resident  population  will  be  increased  dramatically  over 
the  previous  situation. 

Nevertheless,  the  area  in  general  will  remain  substandard  in  park 
space  according  to  the  City's  objective  of  1.4  acres  per  thousand 
people.  Perhaps  more  important,  the  bulk  of  park  space  will  be 
located  in  one  area,  the  north-east  section,  leaving  the  remainder  of 
Wallace-Emerson  relatively  under-serviced.  The  area  south  of  Wallace 
Avenue  is  serviced  only  by  two  small  parkettes  near  Bloor  Street  as 
well  as  by  the  playground  at  the  Pauline  School  after  hours.  There 
is  another  small  parcel  of  surplus  subway  land  at  St.  Clarens  Avenue 
near  Bloor  Street  which  could  be  developed  into  a  parkette.  At 
present  it  is  sodded  but  there  is  no  landscaping  or  equipment  and  it 
is  rarely  used.  In  central  Wallace-Emerson,  however,  there  are  no 
small  local  parkettes  to  serve  the  immediate  population.  Given  the 
present  configuration  of  land  uses  in  this  area,  moreover,  it  would 
not  be  possible  to  increase  the  supply  of  open  space  without  the 
demolition  of  existing  housing  stock. 

Presently  in  the  planning  stages,  the  "Galleria  Park"  as  it  has  been 
called,  will  eventually  provide  seven  acres  of  active  and  passive 
recreational  space  and  accommodate  a  wide  range  of  social  activities 
and  services.  The  park  is  being  developed  as  part  of  the  collective 
efforts  of  three  Neighbourhood  Improvement  Programme  Areas:  Wallace- 
Emerson,  Dovercourt  Park  and  Duf f erin-Davenport  based  on  the  idea 
that  the  park  will  be  servicing  these  three  neighbourhoods.  The  park 
is  presently  not  designated  as  such  in  the  Official  Plan  although  it 
has  recently  been  rezoned  from  C3  V2  to  G.  It  would  be  appropriate 
both  to  recognize  in  the  Official  Plan  the  proposed  use  of  these 
lands  and  to  ensure  that  the  development  of  this  park  is  consistent 
with  the  needs  of  the  local  population  it  will  service.  This  Plan 
recommends,  therefore,  that: 

2.6  It  is  the  objective  of  Council  that  the  designated  Local  Park  in 
Wallace-Emerson  provide  a  safe,  attractive  and  accessible  focus 
for  local  and  district  recreational  needs.  Council  shall 
introduce  improvements  which  include  a  full  range  of 

recreational  and  social  facilities  to  meet  the  needs  of  the 
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CORNER  STORES  OFFER  CON¬ 
VENIENCE  GOODS  AND  SER¬ 
VICES  AND  FUNCTION  AS 
INFORMAL  MEETING  PLACES 
FOR  LOCAL  RESIDENTS  AND 
CHILDREN 


THERE  ARE  AT  PRESENT 
THREE  PARKS  IN  WALLACE- 
EMERSON 


IN  THE  SOUTHERN  PORTION 
OF  THE  NEIGHBOURHOOD 
THE  BROCK-MARGUERETTA 
PARKETTE  OFFERS  SPACE 
AND  EQUIPMENT  FOR  YOUNG¬ 
ER  CHILDREN  .... 


THE  ST.  CLARENS  PARKETTE 
HAS  NO  EQUIPMENT  AND, 
ALTHOUGH  BALL  PLAYING 
IS  PROHIBITED,  IT  IS 
RARELY  USED  FOR  ANY 
OTHER  PURPOSE  .... 


THE  "GALLERIA"  PARK  IS  LOCATED  IN  THE  NORTH  EAST  PORTION  OF  WALLACE- 
EMERSON  AND  ITS  DEVELOPMENT  WILL  BE  PHASED  OVER  TWO  YEARS.  IT  WILL 
PROVIDE  THE  MAJOR  RECREATIONAL  FOCUS  IN  THE  NEIGHBOURHOOD 


Wallace-Emerson,  Dovercourt  Park  and  Duf ferin-Davenport 
neighbourhoods  and  shall  ensure  that  the  development  of  such 
facilities  is  consistent  with  the  particular  local  cultural 
attitudes  toward  leisure  activities  by  involving  local  residents 
in  their  design. 

4.2. 1.6  Social  and  Recreational  Needs 

Population  characteristics  in  Wallace-Emerson  indicate  a  need  for  a 
wide  range  of  recreational  and  social  facilities.  A  substantial 
proportion  of  the  population  is  under  15  years  of  age  and  there  is  a 
significant  elderly  population  as  well.  An  important  factor  which 
comes  to  bear  on  the  development  of  social  and  recreational 
facilities  is  the  ethnic  character  of  the  neighbourhood  which  is 
largely,  although  not  exclusively,  Italian.  There  are  few  existing 
opportunities  or  services  available  in  the  Wallace-Emerson 
neighbourhood  or  in  adjacent  neighbourhoods  to  meet  the  needs  of  this 
diverse  population  or  even  particular  groups  within  it. 

Given  the  existing  vacuum  with  respect  to  social  and  recreational 
services,  there  are  no  examples,  positive  or  negative,  to  indicate 
the  types  of  services  or  facilities  that  would  best  serve  the 
resident  population.  The  most  problematical  aspect  of  planning  for 
social  and  recreational  needs  is  defining  those  needs. 

It  is  possible  to  define  certain  needs  more  readily  than  others.  It 
can  be  assumed  for  example,  with  some  confidence,  that  given  the 
large  youth  population  (proportionately  higher  than  for  the  City  as  a 
whole) ,  there  is  a  great  need  for  open  space  and  active  recreational 
facilities.  If  one  is  to  design  programmes  which  are  suited  to  the 
users,  however,  less  obvious  but  equally  important  "subjective" 
factors  must  be  taken  into  account.  Although,  for  example,  many 
people  in  a  working  class  area  such  as  Wallace-Emerson  recognize  the 
need  and  value  of  day-care,  preconceptions  on  the  part  of  residents 
about  the  delivery  of  such  services  could  undermine  the  potential 
market  for  these  services.  Participation  and  utilization  could  be 
severely  limited  if  one  considered  only  objectively  measurable  needs. 
It  is  as  important  to  develop  means  to  define  the  style  of  delivering 
services  as  it  is  to  define  the  need  for  the  service  generally. 
Therefore,  this  problem  of  style  must  be  reflected  in  all  aspects  of 
the  planning  of  programmes  and  services.  Clearly,  the  more  deeply 
the  prospective  users  can  be  involved  in  this  design  process,  the 
more  likely  the  final  product  will  result  in  a  style  responsive  to 
the  community. 

To  date,  no  firm  commitment  to  any  particular  programme  has  been 
made.  Rather,  it  has  been  generally  agreed  that  the  following 
programmes  should  be  explored: 

Sports  for  all  age  groups,  including  swimming. 
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-  Drop-ins,  tours,  meals-on-wheels,  movies,  home  rehabilitation 
and  health  care  for  seniors. 

-  A  wide  range  of  child  care  programmes. 

-  Information  and  counselling. 

House  repair  services,  technical  assistance,  tool  lending,  etc. 

-  Crafts  and  hobbies. 

Social  programmes  and  facilities  such  as  dances,  banquets, 
meeting  places. 

The  Wallace- Emerson  neighbourhood  is  presently  experimenting  with  a 
unique  opportunity  to  develop  these  programmes  in  the  form  of  the 
"Corbrook"  Community  Centre,  a  prototype  centre  which  recently  got 
underway  with  the  relocation  of  the  neighbourhood  site  office  on  the 
premises  (Development  Department  and  Planning  Board) ,  the 
experimental  Ward  Three  Building  Permit  project  (Buildings 
Department)  and  the  Public  Health  Information  Centre  (Department  of 
Public  Health) . 

To  complete  the  assembly  of  lands  for  the  "Galleria"  park,  the  City 
purchased,  in  the  fall  of  1975,  the  former  Corbrook  Sheltered  Work 
Shop  located  at  the  extreme  west  end  of  the  park  site.  Originally  a 
factory,  the  building  remains  in  good  structural  repair  and  is  quite 
functional  as  an  experimental  centre.  As  part  of  the  Neighbourhood 
Improvement  Programme,  residents  of  the  area  have  decided  to  renovate 
this  structure  for  use  as  a  community  centre  until  a  new  centre  can 
be  built  on  the  "Galleria"  lands.  Corbrook  was  conceived  as  a 
laboratory  for  identifying  needs  and  evolving  programmes  on  a  modest 
scale  in  response  to  these  identified  needs.  The  objective  of  the 
prototype  community  centre,  as  defined  by  area  residents,  is  to 
involve  the  users  directly  in  the  development  of  services  and 
programmes  to  ensure  that  the  programmes  are  designed  to  meet  their 
needs . 

In  recognition  of  the  need  to  correct  the  present  deficiency  of 
social  services  and  to  provide  a  basis  for  developing  responsive 
programmes,  this  Plan  proposes  that: 

2.7(a)  It  is  the  policy  of  Council  to  ensure  that  an  adequate 
level  of  social  services,  responsive  to  the  particular 
multicultural  needs  of  the  resident  population,  is 
introduced  and  maintained  in  Wallace-Emerson.  In 
developing  programmes  and  delivering  services.  Council 
shall  have  regard  for: 

i)  the  level  of  services  in  Wallace-Emerson  to  ensure 
that  such  servicing  is  consistent  with  the  level  of 
services  available  in  other  areas  of  the  City; 
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THE  CORBROOK  COMMUNITY 
CENTRE  IS  LOCATED  ON 
THE  "GALLERIA"  PARK. 

AN  OLD  FACTORY  BUILD¬ 
ING,  IT  WILL  BE  USED 
TO  DEVELOP  PROGRAMMES 
AND  SERVICES  FOR  LOCAL 
RESIDENTS 


ii)  the  multicultural  composition  of  the  local  population 
and  the  particular  needs  associated  with  a  population 
where  the  predominant  mother-tongue  is  other  than 
English; 

iii)  the  desirability  of  co-ordinating  the  funding  and 
operation  of  service  programmes  with  those  in  adjacent 
neighbourhoods  to  achieve  maximum  benefit  and  avoid 
duplication;  and 

iv)  the  desirability  of  providing  a  multi-service  centre 
for  such  services  on  or  adjacent  to  the  Local  Park. 

The  Pauline  Public  School  offers  limited  services  to  area  residents 
but  represents  a  major  community  resource.  Given  the  recognized  need 
for  community  services  and  facilities  in  Wallace- Emerson  generally, 
it  would  appear  appropriate  to  take  measures  to  ensure  that  existing 
facilities  are  maintained  and  improved.  In  order  to  protect  existing 
lands  presently  serving  a  community  service  function,  a  new  land  use 
designation.  Community  Resource  Area,  is  proposed  to  apply  to  the 
Pauline  Public  School.  Within  this  area.  Council  shall  seek  to 
retain  and  improve  existing  community  facilities  or  ensure  that  such 
lands  remain  in  community  use.  It  is,  therefore,  recommended  that: 

2.7(b)  It  is  the  policy  of  Council  to  encourage  the  retention  and 
use  of  existing  community  services  and  facilities  in  the 
Community  Resource  Area  and  to  seek  improvements  to  such 
services  or  facilities  to  increase  their  usefulness  to 
local  residents. 

4. 2. 1.7  Environmental  Quality 

While  not  a  serious  problem  in  the  main  residence  area,  environmental 
quality  is  an  issue  of  some  concern  to  residents  near,  or  adjacent 
to,  industrial  uses.  A  number  of  non-conforming  industrial  uses 
located  between  houses  create  problems  for  residents  in  terms  of 
noise,  dust,  odours  and  truck  traffic.  Other  non-conforming  uses  are 
not  offensive  but  are  visually  unattractive  and  untidy.  Industrial 
pollution,  particularly  odours  and  noise  from  neighbouring  areas  of 
industry  is  a  problem  in  some  portions  of  Wallace-Emerson.  Often,  in 
the  case  of  offensive  odours,  this  problem  affects  residential  areas 
as  far  east  as  Emerson  and  Margueretta  Avenues.  Complaints  to  the 
Ministry  of  the  Environment  have  been  frequent,  particularly  in  the 
summer  when  residents  are  outdoors  and  windows  are  generally  open. 

There  are  two  difficulties  involved  in  isolating  sources  and  kinds  of 
pollution.  Given  the  complexity  of  the  problem  and  the  large  area 
that  the  Ministry  of  the  Environment  must  serve,  the  detection  of 
pollutants  is  often  a  matter  of  a  resident  complaint  to  the  Ministry 
about  a  particular  firm.  For  an  untrained  citizen,  however,  the 
source  is  not  always  clear  and,  in  some  cases,  a  complaint  against  a 
firm  is  erroneously  made  which  can  delay  the  detection  and,  hence. 
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abatement  of  the  problem.  Detecting  the  existence  of  a  pollutant 
which  does  not  ordinarily  produce  visible  or  obvious  effects  also 
presents  an  obstacle  to  improving  environmental  _quality.  The  need 
for  a  comprehensive  detection,  monitoring  and  abatement  programme  is 
clear . 

A  number  of  other  areas  of  the  City  where  industry  and  housing  exist 
in  close  proximity  have  identified  similar  concerns  and  are 
attempting  to  develop  programmes  to  deal  more  effectively  with 
problems  of  environmental  quality.  Since  the  problem  is  not  strictly 
local  but  a  City-wide  concern  with  local  ramifications,  a  City-wide 
programme  structured  to  deal  with  specific  problem  areas  on  a 
priority  basis  should  be  instituted.  Under  such  a  programme,  the 
Wallace-Emerson  neighbourhood  would  be  identified  as  a  problem  area 
and  appropriate  measures  taken  to  ensure  that  a  high  level  of 
environmental  quality  is  introduced  and  maintained. 

A  related  environmental  problem  in  Wallace-Emerson  is  the  general 
appearance  of  industrial  areas  and  commerce  areas.  In  areas  where 
industry  abuts  residential  uses,  buffering,  screening  and  landscaping 
measures  would  contribute  to  the  mutual  compatibility  of  such  uses 
and  enhance  the  residential  amenities  of  the  neighbourhood. 

Commerce  areas  also  suffer  somewhat  from  visual  unattractiveness  and 
the  lack  of  pedestrian  amenities,  particularly  along  Bloor  Street  and 
at  the  Wallace-Lansdowne  shopping  node.  Since  both  these  areas 
presently  function  as  secondary  residence  areas,  improvements  such  as 
tree  planting,  addition  of  benches  and  street  furniture  and  other 
improvement  schemes  would  contribute  to  and  help  maintain  the 
attractiveness  of  the  Bloor  Street  and  Wallace-Lansdowne  areas  for 
commercial  activity  and  residential  use.  Therefore,  this  Plan 
proposes  that: 

2.8  It  is  the  objective  of  Council  to  seek  and  maintain  a  high  level 
of  environmental  quality  within  Wallace-Emerson.  Accordingly, 
Council  shall  employ  its  available  regulatory  powers,  provide 
encouragement  and  incentives  to  property  owners,  undertake 
programmes  or  encourage  other  levels  of  government  to  take 
measures  to: 

a)  minimize  and  control  the  effects  of  environmental  problems 
such  as  dust,  fumes,  odours,  noise  and  refuse  from  local 
industrial  uses; 

b)  ensure  adequate  buffering  between  industrial  and 

residential  uses  or  areas  through  the  regulation  of  such 
matters  as  fences,  walls,  landscaping  and  setbacks;  and 

c)  improve  existing  streetscapes  by  providing  pedestrian 

amenities,  undertaking  tree  planting,  street  lighting  and 
street  furniture  schemes  with  particular  emphasis  along 
Bloor  Street  and  other  pedestrian  intensive  areas. 
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A  FEW  MID  BLOCK  INDUSTRIES 


AND  AUTOMOBILE  RELATED  USES  ADJACENT  TO  HOUSING  CREATE  PROBLEMS 
OF  PARKING,  TRUCK  TRAFFIC,  NOISE  AND  AIR  POLLUTION 


AREA  INDUSTRY  CREATES 
SOME  PROBLEMS  OF  TRAFFIC 
CONGESTION,  PARTICULARLY 
FROM  TRUCKS  .... 


VISUAL  UNATTRACTIVENESS 


NOISE,  DUST  AND  OTHER 
NUISANCES 


4. 2. 1 . 8  Traffic 


The  Wallace-Emerson  neighbourhood  is  bounded  on  two  sides  by  heavily 
travelled  arterial  roadways,  Bloor  and  Dufferin  Streets,  and 
intersected  by  two  others,  Lansdowne  Avenue  and  Dupont  Street. 
During  peak  hours,  non-local  traffic  overflows  from  these  arterials 
onto  local  streets.  Impediments  to  traffic  movement  along  these 
arterials,  such  as  illegally  parked  vehicles,  trucks  making 
deliveries  to  retail  shops  and  TTC  vehicles  stopping  to  pick-up  and 
discharge  passengers  are  a  further  incentive  to  drivers  to  seek 
alternative  routes  through  the  residential  area.  In  addition  to  the 
disruptive  effects  on  the  amenities  of  residential  streets  from 
noise,  dust  and  fumes,  there  are  real  and  increased  traffic  hazards 
generated  by  the  increased  volume.  Streets  which  most  conveniently 
connect  the  major  arterials,  Wallace,  Emerson  and  St.  Clarens 
Avenues,  are  most  heavily  used  for  these  purposes. 

A  related  problem  is  excessive  truck  traffic  along  local  residential 
streets.  Industrial  activity  in  Wallace-Emerson  is  concentrated 
largely  in  one  area,  along  the  CNR  tracks  west  of  Lansdowne  Avenue. 
Access  to  this  area  is  generally  made  from  Lansdowne  Avenue. 
However,  a  significant  number  of  large  transport  trucks  will  utilize 
local  streets,  particularly  Wallace  and  Lappin  Avenues,  to  avoid 
congestion  along  Lansdowne  Avenue.  Heavy  truck  traffic  is  a  source 
of  a  number  of  nuisances  to  residents  including  noise,  dust  and  fumes 
as  well  as  hazards  to  children  and  pedestrians  and,  in  many 
instances,  is  not  a  necessity  for  business  purposes  but  an 
expediency. 

The  majority  of  streets  in  Wallace-Emerson  are  narrow,  local  streets 
servicing  residential  uses.  Sidewalks  on  internal  residential 
streets  are  intensely  used  for  pedestrian  activity  and  the  frequency 
of  pedestrians  crossing  these  streets  at  both  mid-block  and  at 
intersections  is  high.  On  such  streets  the  prime  goal  should  be  to 
provide  for  the  safety  and  quiet  of  residents.  Given  the  present 
pattern  of  use,  however,  this  goal  can  only  be  achieved  by  minimizing 
excessive  vehicular  traffic  and  speed. 

Wider  local  streets  in  the  area  have  the  capacity  to  accommodate 
greater  volumes  of  traffic  than  narrow  streets.  Since  these  streets, 
however,  like  the  narrow  residential  streets  are  lined  with  housing 
and  function  in  much  the  same  way  as  narrow  streets  for  pedestrian 
use,  a  significant  volume  of  traffic  would  not  appear  to  be 
desirable.  Along  a  number  of  mixed-use  streets,  generally  local  in 
character,  conflicts  between  uses,  industrial  and  residential,  and 
between  local  and  non-local  traffic  have  arisen.  In  this  instance, 
the  objective  would  be  to  minimize  such  conflicts  while  recognizing 
the  need  to  accommodate  a  number  of  different  uses  which,  without 
controls,  could  be  incompatible. 

Finally,  four  heavily  travelled  roadways  within  the  neighbourhood, 
which  form  part  of  a  wider  network  of  circulation  throughout  the 
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City,  are  characterized  by  a  number  of  particularly  congested  or 
dangerous  spots.  These  streets  service  a  variety  of  land  uses  and 
accommodate  local,  non-local  automobile,  truck  and  public  transit 
vehicles.  In  the  case  of  these  main  streets,  the  prime  consideration 
is  to  reduce  the  danger  spots  and  remove,  in  particular  instances, 
bottlenecks  which  create  serious  congestion  problems. 

In  recognition  of  the  goals  outlined  above  and  in  order  to  ameliorate 
problems  associated  with  the  existing  patterns  of  use,  it  is 

proposed  that: 

2.9  Council  shall  seek  to  achieve  a  movement  pattern  in  Wallace- 
Emerson  which  will  ameliorate  problems  of  vehicular  speed, 
industrial  and  through  traffic  in  the  family-oriented 
residential  area  and  ensure  the  safety  of  pedestrian  intensive 
areas  near  parks  and  schools.  Accordingly,  Council  shall  take 
such  measures  as  are  appropriate  to  ensure  that: 

a)  Paton  Road  east  of  Lansdowne  Avenue,  Emerson  Avenue, 

Margueretta  Street,  Brock  Avenue,  Pauline  Avenue,  Russet 
Avenue,  Armstrong  Avenue  and  Millicent  Avenue  provide  the 
amenities  of  a  local  residential  street  affording  a  high 
level  of  pedestrian  safety  and  quiet; 

b)  Wallace  Avenue  and  Lappin  Avenue  provide  for  locally- 

oriented  traffic  while  discouraging  major  through  traffic 
and  maintaining  an  adequate  level  of  local  residential 
amenity ; 

c)  Wade  Avenue,  Paton  Road  west  of  Lansdowne  Avenue,  Ward 

Street  and  Jenet  Avenue  accommodate  locally-oriented 
industrial  traffic  and  measures  are  taken,  where 

appropriate,  to  alleviate  the  effects  of  such  traffic  on 
adjacent  residential  uses;  and 

d)  Bloor  Street,  Dufferin  Street,  Lansdowne  Avenue  and  Dupont 
Street  provide  for  through  traffic  and  truck  traffic  to  the 
extent  deemed  appropriate  by  Council. 

In  considering  such  measures.  Council  shall  have  regard  for 
existing  street  capacity  and  the  need  for  vehicular  access  to 
properties . 

4.2. 1.9  Parking 

Parking  in  the  Wallace-Emerson  residence  area,  as  in  many  older 
neighbourhoods  in  Toronto,  is  a  ubiquitous  problem  affecting  most 
residents  although  causes  are  sometimes  variable  and  localized.  The 
greatest  single  contributing  factor  to  the  problem  of  parking 
congestion  is  the  age  of  the  neighbourhood;  most  homes  were  built 
before  car  ownership  became  the  standard  rather  than  the  exception. 
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The  street  system  also  reflects  this  fact.  Many  streets  are  narrow 
and  difficult  to  navigate  when  cars  are  parked  along  one  side. 

Simply  put,  the  problem  is  too  few  parking  spaces.  Parking 
regulations,  such  as  the  recently  instituted  permit  parking,  which 
seek  to  regulate  the  use  of  existing  spaces  rather  than  make  more 
spaces  available,  can  not  solve  and  often  do  not  ameliorate  the 
parking  problem.  Such  measures  merely  distribute  the  effects  of 
parking  congestion  and  not  necessarily  in  an  equitable  manner. 

Off-street  parking  is  severely  limited  in  spite  of  the  extensive 
laneway  system  in  the  neighbourhood.  There  are  no  laneways  between 
Lansdowne  and  St.  Clarens  Avenues  from  Bloor  Street  to  Paton  Road, 
Emerson  Avenue  and  Margueretta  Street,  Brock  Street  and  Pauline 
Avenue  and  Russet  and  Dufferin  Streets.  The  homes  along  the  north 
side  of  Lappin  Avenue  also  do  not  have  a  laneway.  Unfortunately,  the 
existence  of  a  lane  is  no  guarantee  that  it  will  be  used  for  access 
to  off-street  parking.  Many  of  the  existing  garages  are  either  too 
small  or  in  poor  structural  repair  and  are  consequently  not  used. 
Another  disincentive  is  the  condition  of  the  lanes  themselves.  Some 
are  quite  narrow,  others  require  paving,  lighting  or  other  repairs. 
The  accumulation  of  refuse  and  other  debris  will  often  discourage 
their  use  and,  in  winter,  lack  of  snow  removal  means  that  car  owners 
will  be  disinclined  to  risk  using  the  lanes.  In  summer,  on  the  other 
hand,  when  lanes  are  free  of  this  particular  problem,  residents  often 
choose  to  cultivate  the  rear  yards  as  gardens  rather  than  to  use  them 
for  parking. 

In  addition  to  these  widespread  problems,  there  are  a  number  of 
localized  parking  problems. 


.  St.  Clarens/Dupont 

The  usual  parking  problems  experienced  throughout  the  neighbourhood 
have  been  compounded  in  the  vicinity  of  St .  Clarens  Avenue  and  Dupont 
Street  with  the  construction  of  a  large  apartment-hotel  complex  at 
the  corner  of  Lansdowne  Avenue  and  Dupont  Street.  A  significant 
proportion  of  car  owners  residing  in  this  complex  either  do  not  have 
a  parking  space  available  in  the  underground  parking  garage  or  choose 
not  to  use  those  available  with  the  result  that  a  large  number  of 
cars  are  competing  for  very  few  on-street  spaces. 

.  TTC  Bus  Barns 

The  TTC  bus  barns  are  situated  on  the  north-west  corner  of  Lansdowne 
Avenue  and  Paton  Road.  This  facility  is  used  for  the  storage  of  TTC 
buses  and  trolley  buses.  Operators  coming  on  shift  will  pick  up 
their  bus  or  trolley  at  this  point.  TTC  offers  a  total  of  90  parking 
spaces  for  their  employees  of  the  Lansdowne  barns,  36  at  Wade  Avenue 
and  54  within  the  barns  themselves  when  the  buses  are  being  used. 
Although  approximately  180  staff  operate  out  of  the  Lansdowne  barns 
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at  maximum  service  periods,  the  TTC  considers  that  the  90  spaces  are 
sufficient  for  those  operators  who  must  use  their  cars  since  they 
must  either  start  up  the  system  or  shut  it  down. 

Many  more  operators  drive  to  work  than  the  TTC  employee  parking  can 
accommodate,  however,  and  many  drivers,  therefore,  park  their  cars  on 
adjacent  residential  streets  competing  with  residents  for  scarce 
spaces.  The  streets  most  affected  by  this  are  those  closest  to  the 
barns:  St.  Clarens,  Emerson  and  Wallace  Avenues  and  Paton  Road.  The 
TTC  is,  at  present,  attempting  to  find  solutions  to  the  parking 
problems  experienced  at  TTC  barns  across  the  City  which  would  also 
apply  to  the  Lansdowne  barns. 


.  Bloor  Street  Commerce 

Parking  is  a  problem  along  the  interface  of  commercial  and 
residential  uses  in  the  Bloor  Street  area.  As  with  most  older  strip 
retail  areas,  Bloor  Street  appears  to  lack  sufficient  off-street 
parking  for  customers  and  residents  living  above  the  stores.  There 
are  municipal  parking  lots  in  the  area  between  Lansdowne  and  St. 
Clarens  Avenues  and  Emerson  Avenue  and  Margueretta  Street,  but 
motorists  will  almost  invariably  look  first  for  free  parking  on  local 
streets  before  parking  in  the  lots.  Permit  parking  on  these  streets 
is  not  a  deterrent  since  penalties  apply  only  to  overnight  and  not 
daytime  use.  The  aggregate  number  of  parking  spaces  in  this  area  is 
variable;  for  example,  parking  is  prohibited  along  Bloor  Street 
during  rush  hours.  Parking  for  customers  is  also  limited  by  the  fact 
that  many  of  the  available  spaces  are  used  by  businessmen  and  their 
employees . 


.  Industry 

Industrial  areas,  like  the  residence  areas,  developed  before 
automobile  and  truck  transport  became  common.  The  result  is  that 
many  firms  do  not,  and  often  cannot,  provide  sufficient  on-site 
parking  for  their  employees.  The  fact  that  the  area  is  generally 
very  well  serviced  by  public  transit  alleviates  the  problem  somewhat 
but  does  not  eliminate  it.  Many  employees  prefer  to  use  their 
automobile  and  attempt  to  find  parking  space  in  the  adjacent 
residence  area.  Moreover,  while  public  transit  service  is  excellent 
in  an  east-west  direction,  transportation  in  general  and  public 
transit  in  particular  is  relatively  restricted  to  the  north-west. 
This  is  a  further  incentive  for  employees  who  reside  in  areas  to  the 
north-west  to  utilize  automobiles  rather  than  public  transit  to  reach 
their  jobs  in  Wallace-Emerson. 

Parking  problems  are  often  a  major  source  of  frustration  and 
inconvenience  to  residents,  industrial  employees  and  customers  in 
shopping  areas.  Therefore,  it  is  recommended  that: 
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4? 


A  NUMBER  OF  FACTORS 
CONTRIBUTE  TO  PARKING 
CONGESTION  IN  THE 
NEIGHBOURHOOD.  AMONG 
THESE  ARE  THE  T.T.C. 
BUS  BARNS  ON  LANSDOWNE 
AVENUE  .... 


UNDER  UTILIZED  LANEWAY S , 
DILAPIDATED  GARAGES, 

REAR  YARD  GARDENS  .... 


AND  INSUFFICIENT  INDUS¬ 
TRIAL  EMPLOYEE  PARKING 


2.10  Council  shall  take  appropriate  measures  to  alleviate  problems  of 
parking  congestion  in  residential ,  commercial  and  industrial 
areas.  Accordingly,  Council  shall: 

a)  undertake  improvements  to  laneways  to  increase  the  number 
and  utilization  of  off-street  parking  spaces; 

b)  encourage  the  shared  use  of  parking  facilities;  and 

c)  provide  increased  off-street  parking  facilities  where 
feasible  in  the  vicinity  of  Bloor  Street,  Dupont  Street  and 
Lansdowne  Avenue. 


4.2.1.10  Automobile-related  Uses 

There  are  a  large  number  of  automobile-related  uses  in  the  Wallace- 
Emerson  neighbourhood,  most  of  which  are  concentrated  along  the  north 
side  of  Dupont  Street.  Six  others  are  scattered  throughout  the  area, 
two  of  which  are  legal  non-conforming  uses  and  located  immediately 
adjacent  to  residential  uses.  The  potential  negative  effects  of  a 
single  automobile-related  use  on  adjacent  houses  include  noise,  dust, 
parking  congestion,  visual  unattractiveness  and  fumes  from  spray 
painting  operations  in  the  case  of  a  repair  shop.  Moreover,  the 
compounded  effects  of  a  concentration  of  automobile-related  uses  are 
evident  along  the  north  side  of  Dupont  Street  between  Emerson  Avenue 
and  Dufferin  Street.  One  of  the  major  effects  of  the  concentration 
of  these  uses  is  the  cumulative  parking  problem  since  most  firms  do 
not  provide  sufficient  storage  space  for  the  needs  of  the  business. 
In  part,  this  is  a  problem  of  the  Zoning  By-law  which  does  not 
require  parking  spaces  for  automobile-related  uses.  Increased 
parking  congestion  which  results  from  concentration,  in  turn, 
contributes  to  local  traffic  congestion. 


In  general,  it  can  be  argued  that  due  to  the  potential  and  actual 
negative  effects  of  many  automobile-related  uses,  such  uses  should  be 
discouraged  from  locating  in  residence  areas  and  should  be  strictly 
controlled  when  immediately  adjacent  to  residential  uses  or  areas. 
The  Official  Plan  Part  I  provides  for  automobile  service  stations  in 
residence  areas  on  lands  already  lawfully  being  used  for  such 
purposes  but  does  not  contain  any  provisions  or  policies  to  govern 
other  automobile-related  uses  in  or  adjacent  to  residence  areas.  At 
the  present  time,  the  Zoning  By-law  does  not  contain  adequate 
standards  for  the  wide  range  of  automobile-related  uses  which  are 
permitted  in  non-residential  areas  although  these  uses  may  in  fact  be 
located  adjacent  to  a  residential  use  or  area.  It  is  hoped  that  in 
the  near  future  regulations  for  parking,  setbacks,  fencing,  open 
storage  and  other  related  matters  can  be  developed  for  automobile- 
related  uses.  In  the  interim,  however,  some  measure  of  control 
should  be  exercised  in  order  to  minimize  the  negative  effects  of  the 
concentration  or  overconcentration  of  such  uses.  This  Plan, 
therefore,  proposes  local  policies  and  criteria  to  regulate 
automobile-related  uses  in  areas  adjacent  to  residential  uses. 
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2.11  It  is  the  policy  of  Council  to  employ  its  powers  of  regulation 
and  review  to  minimize  the  impact  and  discourage  the 
concentration  of  automobile-related  uses  such  as,  but  not 
limited  to,  motor  vehicle  repair  shops,  automobile  service 
stations  and  sales  and  service  shops  where  such  uses,  by  reason 
of  their  location,  concentration  or  associated  traffic  and 
parking  problems  are  or  may  be  detrimental  to  adjacent  or  nearby 
uses.  Council  shall  pass  by-laws  to  prohibit  such  uses  or  the 
enlargement  or  expansion  of  such  uses  except  where  Council  is 
satisfied  that: 


a)  appropriate  measures  can  be  and  are  taken  to  control  the 
environmental  impact  of  such  uses,  either  existing  or 
potential,  on  adjacent  and  surrounding  uses  in  terms  of 
factors  such  as,  but  not  limited  to,  noise,  dust,  fumes, 
visual  appearance  and  treatment  of  storage  areas;  and 


b) 


adequate  ingress  and  egress  and  sufficient  pa 
storage  consistent  with  the  nature  of  the  operat 
been  provided  in  a  manner  which  will  not 
significant  traffic  or  parking  problems. 


rking  and 
ion  have 
generate 


4.2.1.11  Improvement  Implementation 


In  previous  sections  a  number  of  arguments  have  been  put  forward  and 
proposals  made  to  make  improvements  in  the  Wallace-Emerson 
neighbourhood.  In  order  to  facilitate  the  implementation  of 
improvements  such  as  parks  development,  street  furniture  schemes, 
home  renewal  and  the  development  of  social  programmes,  Council 
should,  where  possible,  take  advantage  of  available  funding 
programmes  offered  by  other  levels  of  government.  In  addition, 
however,  it  should  be  a  policy  of  Council  to  encourage  other  levels 
of  government  to  initiate  new  funding  programmes  to  deal  with  aspects 
of  neighbourhood  improvement  not  dealt  with  under  existing 
programmes . 


The  City  has  already  availed  itself  of  improvement  programmes  in 
Wallace-Emerson  through  participation  in  the  Neighbourhood 
Improvement  Programme,  the  Ontario  Home  Renewal  Programme  and  the 
Residential  Rehabilitation  Assistance  Programme.  It  is  proposed  that 
Council  continue  to  seek  such  assistance  from  other  levels  of 
government  in  order  to  implement  improvements  proposed  in  the  Part  II 
Plan  or  any  improvements  not  specifically  proposed  but  which  are 
consistent  with  this  Plan. 


2.12  In  order  to  improve  and  enhance  Wallace-Emerson  as  a 

predominantly  residential  neighbourhood  and  to  implement 
Sections  2.3(a),  2.6,  2.7,  2.8  and  2.10  of  this  Plan,  Council 

shall  seek  funding  assistance  through  relevant  government 
programmes  such  as,  but  not  limited  to,  the  Neighbourhood 

Improvement  Programme,  the  Ontario  Home  Renewal  Programme  and 
the  Residential  Rehabilitation  Assistance  Programme.  Council 


68 


THE  RECENT  PROLIFERATION 
OF  AUTOMOBILE  RELATED 
USES  ALONG  DUPONT  STREET 
HAS  GENERATED  A  NUMBER 
OF  TRAFFIC  AND  PARKING 
PROBLEMS 


CARS  ARE  OFTEN  PARKED 
ILLEGALLY  ON  SIDEWALKS 
AND  STREETS,  AND  MINOR 
REPAIRS  AND  INSPECTIONS 
ARE  OFTEN  PERFORMED  IN 
THESE  AREAS 


shall  also  seek  to  encourage  new  government  programmes  which 
will  assist  the  implementation  of  improvements  in  Wallace- 
Emerson  consistent  with  this  Plan. 

4.2.2  Land  Use,  Density  and  Zoning  Criteria 

Detailed  land  use  policies  outlining  permitted  uses,  density 
provisions  in  terms  of  maximum  floor  space  or  units  per  acre  and 
rezoning  criteria  where  appropriate  are  a  major  component  of  an 
Official  Plan  and  are  intended  to  implement,  over  the  long  term, 
certain  aspects  of  the  general  intent.  Unlike  the  general  intent, 
however,  the  detailed  policies  are  designed  to  deal  specifically  with 
localized  issues  and  problems  and  provide  a  clear  basis  upon  which 
amendments  to  the  Zoning  By-law  would  be  made. 

4. 2. 2.1  Low  Density  Residence  Area 

Part  I  of  the  Official  Plan  designates  the  greater  proportion  of  land 
in  Wallace-Emerson  as  being  within  a  Low  Density  Residence  area  and  a 
recent  amendment  to  the  Part  I  Plan  further  extended  these 
boundaries.  (See  Map  4.1.)  A  large  number  of  residential  structures 
in  the  area  bounded  by  Lappin,  Lansdowne  and  Wallace  Avenues  and  Ward 
Street  and  along  the  south  side  of  Wallace  Avenue  east  of  Lansdowne 
Avenue  are  not  presently  included  in  the  Low  Density  Residence  Area. 
(See  Map  4.2.)  These  structures  are  generally  in  good  repair  and 
provide  moderate-priced  housing  for  families.  With  the  exception  of 
those  along  the  south  side  of  Wallace  Avenue,  the  homes  are  presently 
zoned  R2  Z2  and,  therefore,  do  not  suffer  the  disadvantages  of  a  non- 
conforming  status.  However,  there  does  not  appear  to  be  any 
advantage  in  retaining  the  Area  of  Industry  designation  in  this  area 
and  redesignation  to  a  residential  area  would  recognize  the 
legitimacy  of  these  historic  uses. 

In  general,  residential  properties  in  Wallace-Emerson  are  developed 
with  a  floor  area  of  less  than  .6  times  the  area  of  the  lot,  the 
maximum  permissible  under  the  existing  zoning  of  R2  Z2  and 
residential  buildings  are  predominantly  low-rise  as  in  most  areas  of 
Toronto  in  forms  such  as  detached,  semi-detached,  duplexes  and  a  few 
walk-up  apartments  which  are  well-suited  to  the  needs  of  the 
residential  population.  The  existing  Official  Plan  standards  with 
respect  to  low  density  residential  buildings  is  intended  to  promote 
this  physical  and  social  character.  The  present  provision  of  an 
maximum  gross  floor  area  of  1.0  times  the  area  of  the  lot  is 
consistent  with  the  nature  of  existing  residential  uses  providing 
some  flexibility  for  expansion,  alteration  or  rehabilitation  of 
homes . 

This  Plan  recommends,  therefore,  that  the  boundaries  of  the  residence 
areas  be  extended  to  include  existing  housing  west  of  Lansdowne 
Avenue  between  Lappin  and  Wallace  Avenues  and  that  the  existing 
designation  be  otherwise  confirmed: 
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3.1  The  Low  Density  Residence  Area  shall  be  regarded  as  a  stable 
residential  area.  Housing  suitable  for  families  with  children 
shall  be  encouraged  in  such  building  forms  as  presently  exist  in 
the  area  including  detached  and  semi-detached  houses,  duplexes 
and  walk-up  apartments. 

3.2  In  the  Low  Density  Residence  Area,  Council  may  pass  by-laws  to 
permit : 

i)  residential  buildings  having  a  gross  floor  area  up  to  1.0 
times  the  area  of  the  lot ,  provided  that  in  passing  hy-laws 
up  to  the  maximum  density,  appropriate  regard  is  had  for 
the  effect  of  such  buildings  upon  the  stability  and  general 
residential  amenity  and  character  of  the  Residence  Area  and 
surrounding  areas; 

Corner  Stores 

Throughout  the  Wallace-Emerson  neighbourhood,  corner  stores  provide 
convenience  goods  and  services  to  local  residents.  These  corner 
stores,  generally  located  on  the  ground  floor  of  a  building  with 
housing  above,  particularly  at  the  intersection  of  Wallace  and 
Emerson  Avenues,  also  function  as  informal  meeting  places  for  local 
residents  and  children.  In  this  capacity,  corner  stores  contribute 
to  the  overall  vitality  and  sense  of  community  which  is 
characteristic  of  Wa llace- Emerson.  Such  uses  are  not  ordinarily 
permitted  in  Low  Density  Residence  Areas  in  the  Official  Plan  Part  I 
except  in  those  areas  designated  as  Permissible  Commercial  and 
existing  uses  are  presently  legal  non-conforming.  The  legal  non- 
conforming  status,  while  it  does  not  confer  any  particular  hardship 
on  existing  uses,  is  designed  in  the  long  term  to  encourage 
relocation.  This  policy,  however,  does  not  appear  to  reflect  local 
shopping  needs  or  habits. 

To  encourage  the  existing  and  legitimate  function  of  those  corner 
stores,  provision  can  be  made  by  way  of  a  Part  II  statement.  Such  a 
statement  should  take  into  account  two  potential  problems  with  a 
neighbourhood  corner  store  policy.  First,  allowing  such  uses  as  of 
right  could  result  in  conflicts  between  commercial  and  residential 
uses.  Second,  if  such  uses  were  to  proliferate,  this  might  undermine 
the  viability  of  recognized  commerce  areas  serving  the  neighbourhood. 
If  corner  stores  are  to  be  permitted  within  the  Wallace-Emerson  area, 
it  appears  desirable  that  these  uses  be  of  a  convenience  nature  only, 
combined  with  residential  uses,  localized  in  certain  areas  and  not 
constitute  a  significant  expansion  of  the  total  number  of  such  uses 
within  the  neighbourhood.  To  ensure  that  these  objectives  are 
achieved,  such  uses  would  be  permitted  by  way  of  a  site-specific  by¬ 
law  specifying  the  use  and  extent  of  such  use. 

With  these  goals  in  mind,  it  would  appear  that  Section  2.8(b)  (ii)  of 
Part  I  of  the  Official  Plan  which  would  apply  in  Wallace-Emerson,  may 
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AMENDMENT  TO 
OFFICIAL  PLAN  PART  I 

WALLACE-EMERSON 

PART  n  OFFICIAL  PLAN  STUDY 

REF.  JOB  No.  648/ 75008  drawn  by:  g.f. 
CITY  OF  TORONTO  PLANNING  BOARD 


4.1 
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REF.  JOB  No.  648/75008  drawn  by:  g.f. 
CITY  OF  TORONTO  PLANNING  BOARD 


SCALE  1 "  =  200’ 


COMMUNITY  AND  NEIGHBOURHOOD  PLANNING  DIVISION 


FEB.  1977 


be  overly  permissive  with  respect  to  commercial  development  and 
inconsistent  with  the  stable  residential  character  of  the  area. 
Section  2.8(b)  (ii)  allows  low  density  commercial  uses  on  lands  in  an 
area  covered  by  a  Redevelopment  Plan  other  than  and  in  addition  to 
areas  of  Permissible  Commercial  Use.  Under  this  section,  low  density 
commercial  uses  would  be  permitted  anywhere  within  the  residence 
area.  While  Part  I  of  the  Official  Plan  is  generally  restrictive  as 
it  applies  to  commercial  uses  in  residence  areas,  it  appears  overly 
permissive  in  those  areas  covered  by  a  Redevelopment  Plan  such  as 
Wallace-Emerson.  There  does  not  appear  to  be  any  justification  for 
continuing  such  a  permissive  policy  in  Wallace-Emerson  and  a  more 
appropriate  local  corner  store  policy  based  on  objectives  discussed 
above  would  be  more  desirable.  This  Plan  proposes,  therefore,  that 
in  the  Low  Density  Residence  Area,  Council  may  pass  by-laws  to 
permit,  in  addition  to  residential  uses: 

3.2  ii)  commercial  uses,  on  application  therefore  by  the  owner  of  a 
lot  located  at  or  adjacent  to  the  intersection  of  Wallace 
and  Emerson  Avenues  or  any  intersection  along  Dufferin 
Street  provided  that: 

a)  any  such  use  is  intended  to  serve  the  convenience 
needs  of  residents  in  the  immediate  vicinity  which  are 
unfulfilled  by  existing  convenience  stores; 

b)  any  such  by-law  permits  a  specifically  named  use  or 
uses ; 

c)  the  commercial  use  is  restricted  to  the  ground  floor 
of  a  building;  and 

d)  regard  is  had  for  the  compatibility  of  any  such 
commercial  use  with  adjacent  residential  use. 


.  Institutional  Expansion 

The  Pauline  Public  School,  the  one  major  institution  within  the 
residence  area,  has  been  experiencing  pressure  for  expansion  for  a 
number  of  years.  Three  homes  at  the  corner  of  Wallace  Avenue  and 
Brock  Street  were  purchased  in  recent  years  by  the  Public  School 
Board  and  demolished  to  relieve  the  pressure  on  school  yard 
facilities.  Pauline  Public  School  serves  as  a  shared  facility  with 
the  Separate  School  Board  and  both  schools  utilize  a  common 
playground  which  was  diminished  with  the  addition  of  several 
portables.  There  is  general  concern  among  residents  that  any  further 
expansion  would  lead  to  the  demolition  of  existing  homes  in  good 
repair . 

City  Council  has  recognized  the  need  to  control  the  demolition  of 
residential  structures  in  adopting  on  January  31,  1976,  a  policy 

statement  on  the  demolition  of  residential  property.  On  September  9, 
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1976,  Council  adopted  an  amendment  to  this  statement  and  the  policy 
now  reads  as  follows  in  Part  I  of  the  Official  Plan: 

2A.14  It  is  the  policy  of  Council  not  to  issue  demolition  permits  for 
the  demolition  of  residential  property  containing  dwelling  units 
where,  pursuant  to  The  Planning  Act,  it  is  lawful  to  refuse 
their  issuance,  and  where,  in  the  opinion  of  Council: 

a)  such  demolition  is  not  to  be  followed  within  a  reasonable 
period  of  time  either  by  new  development  on  the  lot  which 
contains  the  residential  property,  or  by  the  reuse  of  the 
lot  in  accordance  with  the  Zoning  By-law;  or 

b)  such  demolition  would  result  in: 

i)  the  loss  of  residential  property  or  dwelling  units  in 
good  structural  reapir;  or 

ii)  the  loss  of  residential  property  or  dwelling  units 
which  serve  a  necessary  social  housing  need;  or 

iii)  the  undue  hardship  of  relocation  upon  the  occupants  of 
the  building  to  be  demolished. 

In  consideration  of  the  local  concern  regarding  institutional 
expansion  at  the  expense  of  existing  housing  stock  in  Wallace-Emerson 
and  Council's  intent  with  respect  to  demolition  control,  this  Plan 
proposes  that: 

3.3  It  is  the  policy  of  Council  not  to  issue  demolition  permits  for 
the  demolition  of  residential  property  containing  dwelling  units 
within  the  Residence  Area  except  where  Section  2A.14  of  Part  I 
of  the  Official  Plan  respecting  the  issuance  of  demolition 
permits  and  the  following  conditions  have  been  satisfied: 

a)  the  use  for  which  demolition  is  proposed  would  be  of 
substantial  benefit  to  the  the  Wallace-Emerson 
Neighbourhood ;  and 

b)  the  use  cannot  reasonably  be  accommodated  without 

demolition. 


.  High  Density  Residential  Uses 

Section  2.8(a) (i)  of  Part  I  of  the  Official  Plan  outlines  conditions 
under  which  Council  may  pass  by-laws  permitting  high  density 
residential  development  in  low  density  residence  areas.  Section 
2.8(a) (i)  allows  for  high  density  residential  buildings  on  sites 
which  are  used  for  industrial  or  legally  non-conforming  commercial 
purposes  in  Low  Density  Residence  Areas.  This  economic  incentive  is 
intended  to  encourage  the  relocation  and  redevelopment  of  non- 
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conforming  uses.  However,  the  maximum  density  of  2.0  times  the  lot 
area  permitted  in  a  high  density  development  could  result  in  a 
building  whose  bulk  and  scale  could  be  inconsistent  with  the  general 
character  of  the  low  density  residence  area.  A  maximum  density  of 
1.35  times  the  area  of  the  lot,  presently  defined  as  Low  Density, 
would  retain  an  economic  incentive  for  the  relocation  of  non- 
conforming  uses  while  maintaining  the  general  scale  of  the  existing 
housing  and  would  ensure  that  developments  are  compatible  with 
neighbouring  uses.  Therefore,  it  is  proposed  that: 

3.4  Notwithstanding  Section  2.8(a) (i)  of  Part  I  of  the  Official 
Plan,  the  maximum  gross  floor  area  of  residential  buildings  in 
the  Low  Density  Residence  Area  on  sites  the  greater  portion  of 
which  are  used  for  industrial  or  legally  non-conforming 
commercial  purposes  shall  not  exceed  1.35  times  the  area  of  the 
lot .  The  provisions  as  set  out  in  Section  2.8(a) (i)  governing 
the  passage  of  by-laws  under  this  Section  shall  continue  to 
apply. 

Section  2.8(b) (i)  of  the  Official  Plan  Part  I  permits  high  density 
residential  buildings  in  low  density  residence  areas  other  than  those 
areas  referred  to  in  2.8(a) (i).  Specifically,  in  areas  designated  as 
improvement  areas  on  Map  3  of  the  Official  Plan  and  covered  by  a 
Redevelopment  Plan,  Council  may  pass  by-laws  to  allow  high  density 
residential  buildings.  Wallace-Emerson  lies  within  such  an 
improvement  area  and  a  Redevelopment  Plan  has  recently  been  adopted 
by  Council  and  approved  by  the  Minister  of  Housing.  This  provision 
in  the  Official  Plan  was  developed  at  a  time  when  large  scale 
redevelopment  was  carried  out  as  a  means  of  improving  neighbourhoods. 
Such  urban  renewal  schemes  are  generally  considered  undesirable, 
however,  due  to  their  impact  on  the  social  and  physical  character  of 
neighbourhoods.  Moreover,  such  development  would  not  be  appropriate 
in  or  consistent  with  a  stable  neighbourhood  such  as  Wallace- Emerson. 
For  these  reasons,  this  Plan  proposes  that  clause  2.8(b) (i)  of  the 
Official  Plan  Part  I  not  apply  in  Wallace-Emerson. 

It  was  argued  in  a  previous  section  on  Corner  Stores  that  the 
provisions  of  Section  2.8(b)  (ii)  of  Part  I  of  the  Official  Plan  was 
overly  permissive  in  terms  of  commercial  development  and  a  more 
appropriate  corner  store  policy  was  proposed.  The  existing 
provisions  of  Section  2.8(b)  (ii)  should  therefore  be  deleted. 

3.5  The  provisions  of  Section  2.8(b)  (i)  and  2.8(b)  (ii)  of  Part  I  of 
the  Official  Plan  respecting  high  density  residential  buildings 
and  low  density  commercial  buildings  in  areas  covered  by  a 
Redevelopment  Plan  shall  not  apply  in  Wallace-Emerson. 
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4.2. 2. 2 


Commerce  Areas 


A)  Low  Density  Mixed  Commercial-Residential  Area  A 
.  Bloor  Street 

The  Bloor  Street  Commerce  Area  included  within  the  boundaries  of 
the  Wallace-Emerson  planning  area,  lies  on  the  north  side  of 
Bloor  Street  between  Dufferin  Street  and  St.  Helens  Avenue.  It 
is  designated  as  an  area  of  Permissible  Commercial  Use  in  the 
Part  I  Official  Plan  and  is  presently  zoned  Cl  VI.  The  land 
area  is  approximately  4.03  acres.  In  general,  the  area  contains 
a  mix  of  uses  with  some  purely  commercial  buildings  and  a  few 
purely  residential  buildings. 


The  present  development  potential  provided  under  the  existing 
zoning  considerably  exceeds  the  existing  level  of  utilization. 
In  the  Cl  VI  category,  the  maximum  permissible  density  is  3.0 
times  the  area  of  the  lot.  The  overall  density  of  the  Bloor 
Street  area,  1.24  times  the  lot  area,  falls  far  below  the 
maximum  suggesting  that  the  present  zoning  is  more  permissive 
than  is  necessary  to  provide  a  viable  and  satisfactory  level  of 
commercial  activity.  Most  sites  are  small  with  frontages  less 
than  20  feet  and  an  average  depth  of  about  100  feet. 


As  in  most  strip  commercial  areas  of  the  City,  very  little  on¬ 
site  parking  is  provided  by  individual  businesses  along  Bloor 
Street.  Many  shops  (25%)  do  not  provide  any  parking  at  all. 
However,  there  are  two  municipal  parking  lots  directly  north  of 
Bloor  Street  on  surplus  TTC  subway  lands  between  Lansdowne  and 
St.  Clarens  Avenues  and  Emerson  Avenue  and  Margueretta  Street. 
In  total,  77  metered  off-street  parking  spaces  are  provided  by 
the  City  Parking  Authority. 


As  previously  noted,  most  buildings  along  Bloor  Street  are 
presently  mixed-use  buildings  with  generally  street-related 
retail  activity  and  residential  units  above.  Mixed-use  areas 
have  been  viewed  traditionally  as  secondary  residence  areas  and 
consequently  the  provision  of  appropriate  residential  amenities 
such  as  open  and  recreational  space,  benches  and  sitting-out 
areas  have  often  times  been  neglected.  Improvements  to  the  area 
which  might  contribute  to  the  continued  viability  of  the  area 
for  local  commerce  such  as  benches,  trees  and  lighting  might 
also  help  to  redress  the  present  lack  of  amenities  for  residents 
as  well  as  reinforce  the  basic  relationship  between  residence 
areas  and  commerce. 

It  would  appear  advisable,  however,  to  encourage  an  increase  in 
the  proportion  of  housing  in  the  Bloor  Street  area.  Modest 
increments  of  housing  would  appear  appropriate  for  a  number  of 
reasons.  First,  if  market  conditions  were  favourable,  the 
larger  increase  in  designated  capacity  would  generally  lead  to 
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substantial  assembly  and  redevelopment.  This  would  likely  have 
a  significant  impact  on  the  nature  of  local  commerce  since 
redevelopment  would  mean  higher  commercial  space  costs.  This, 
in  turn,  could  force  many  of  the  local  businesses  which  are 
presently  located  along  Bloor  Street  to  relocate  since  their 
operations  depend  on  low  rents  and  overhead.  This  would  not 
appear  to  be  consistent  with  the  need  to  maintain  the  existing 
relationship  between  the  Bloor  Street  Commerce  Area  and  adjacent 
residential  communities.  Second,  traffic  problems  in  the  area 
which  are  already  quite  severe  could  be  seriously  aggravated 
with  large  increments  of  housing.  Finally,  a  large  increase  in 
the  population  would  represent  a  strain  on  already  overtaxed 
social  and  recreational  facilities,  particularly  in  the  southern 
portion  of  Wallace-Emerson  where  there  is  little  potential  to 
increase  these  facilities  to  accommodate  a  greatly  increased 
population. 


.  Mixed-use  Designations 

On  January  31,  1976,  City  Council  adopted  the  Central  Area  Plan 
Part  I  and  Official  Plan  Amendments  for  Housing.  Among  other 
things,  the  Central  Area  Plan  introduced  new  mixed-use 
designations  and  the  housing  amendments  to  Part  I  of  the 
Official  Plan  established  objectives  to  encourage  the  production 
of  housing  in  the  Core  Area  and  the  City.  The  new  mixed-use 
designations,  low,  medium  and  high  density  mixed  commercial- 
residential  areas  have  application  outside  of  the  Central  Area 
particularly  along  major  arterials  where  forms  of  mixed  use 
development  already  exist  and  where  more  housing  should  be 
encouraged.  The  intended  result  of  encouraging  housing  in  these 
areas  is  to  relieve  the  low-rise  residential  neighbourhoods, 
particularly  those  near  the  Central  Core,  of  severe  development 
pressures.  This  is  consistent  with  Council's  policy  of 
retaining  and  stabilizing  the  neighbourhoods. 

Also  introduced  in  the  amendments  to  Part  I  of  the  Plan  was  a 
density  system  expressed  in  units  per  acre,  as  opposed  to  the 
conventional  gross  floor  area  density  provisions,  for 
residential  uses.  The  units  per  acre  system  is  intended  to 
encourage  the  production  of  larger  and  more  comfortable  units 
than  would  be  the  case  under  the  previous  method  of  calculating 
residential  gross  floor  area.  When  used  in  combination  with 
other  planning  tools  such  as  height  limits  and  setback 
requirements,  the  units  per  acre  system  offers  flexibility  to 
encourage  in  specific  areas  certain  average  unit  sizes  while 
controlling  such  aspects  of  built  form  as  bulk,  height  and 
scale . 


Although  housing  in  the  Wallace-Emerson  areas  is  generally 
suitable  for  families  with  children,  the  lack  of  conveniently 
located,  accessible  open  recreation  space  and  the  proximity  to  a 
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heavily  travelled  arterial  such  as  Bloor  Street  are  factors 
which  make  the  Bloor  Street  area  relatively  unsuitable  for 
children.  Units  of  moderate  size,  therefore,  suitable  for  non¬ 
family  or  family  households  without  children  should  be 
encouraged  in  this  mixed-use  area. 

The  Official  Plan  Part  I  now  provides  for  a  maximum  commercial 
density  of  three  times  the  lot  area  in  Areas  of  Permissible 
Commercial  use  such  as  Bloor  Street  and  a  residential  density  of 
1.0.  The  Bloor  Street  area,  presently  zoned  Cl  VI,  allows  for 
densities  up  to  this  maximum  of  3.0  times  the  area  of  the  lot. 

As  noted  earlier,  the  average  density  of  buildings  on  Bloor 

Street  is  presently  1.24  times  the  area  of  the  lot  and  the 
residential  density,  about  21  units  per  acre,  suggesting  that  a 
maximum  density  of  3.0  exceeds  that  required  to  maintain  the 
existing  form  of  mixed-use  development  and  local  commercial 
function.  The  provisions  of  the  low  density  mixed  commecial- 
residential  areas  put  forward  in  the  Central  Area  Plan  would 

permit  expansion  or  redevelopment  of  existing  commercial  and 

residential  uses.  The  designation  proposes  a  maximum  commercial 
density  of  2.0  times  the  lot  area,  a  maximum  residential  density 
of  60  units  per  acre,  and  a  bulk  control  target  for  mixed-use 
buildings  of  2.5.  This  bulk  control  target,  determined  by  a 
formula  which  allows  for  increasing  residential  density  as  the 
non- residential  component  decreases  (with  a  maximum  limit  of  60 
units  per  acre) ,  will  not  impose  a  strict  ceiling  on  total  gross 
floor  area  but  is  expected  to  result  in  developments  of  a  scale 
and  bulk  compatible  with  adjacent  buildings. 


The  residential  density  of  60  units  per  acre  was  originally 
calculated  on  the  basis  of  an  average  unit  size  of  1,090  square 
feet  which  corresponds  to  an  average  unit  size  anticipated  in 
condominium  construction.  As  discussed  earlier,  however,  this 
unit  type  does  not  appear  to  be  the  most  appropriate  for  the 
Bloor  Street  area  and  smaller,  rental  apartments  are  probably 
more  realistic.  Consequently  an  average  unit  size  of 

approximately  800  square  feet  has  been  employed  to  encourage 
housing  suitable  for  non-family  households  or  for  families 

If  the  units  per  acre  figure  were  increased 
average  unit  size  of  800  square  feet,  it  is 
anticipated  that,  within  a  given  height  limit,  the  80  units  per 
acre  will  result  in  building  forms  of  similar  bulk  and  scale  as 
the  60  units  per  acre  where  an  averaj 
feet  is  assumed.  The  increased  un 
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The  maximum  permissible  residential  density  under  optimal 
conditions  would  produce  80  units  per  acre.  While  this  appears 
to  be  a  large  increase  over  the  existing  average  of  21  units  per 
acre,  if  all  sites  along  Bloor  Street  were  developed  to  their 
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maximum,  the  anticipated  increase  in  population  would  not  likely 
be  significant.  Moreover,  given  the  existing  configuration  of 
individual  land  ownership  and  the  predominance  of  small  lots 
along  Bloor  Street,  it  is  unlikely  that  this  maximum  would  ever 
be  attained  along  the  entire  frontage. 

The  maximum  commercial  density  of  2.0  times  the  lot  area,  while 
less  than  the  existing  maximum  of  3.0,  is  sufficient  to  permit 
expansion  of  existing  uses  while  maintaining  the  general  local 
character  of  these  commercial  uses.  Most  shops  along  Bloor 
Street  are  primarily  street-related  local  retail  establishments 
and,  although  the  area  is  presently  zoned  for  a  commercial 
density  of  3.0,  a  density  of  2.0  is  consistent  with  this 
existing  function.  A  density  of  3.0  for  commercial  uses  could, 
in  fact,  jeopardize  this  function  and  might  also  discourage  the 
provision  of  housing  in  the  area. 

While  the  new  low  density  mixed-use  designation  lowers  the 
maximum  commercial  density,  it  does  not  necessarily  lower  the 
maximum  overall  density.  The  total  gross  floor  area  under  the 
new  mixed-use  designation  will  vary  according  to  the  particular 
mixed-use  proposal.  In  general,  however,  it  is  anticipated  that 
overall  densities  would  be  slightly  lower  than  the  existing 
maximum  of  3.0  times  the  lot  area. 

In  view  of  the  appropriateness  of  the  low  density  mixed 
commercial-residential  designation  for  the  Bloor  Street  area  and 
given  local  conditions,  objectives  and  problems  discussed 
previously,  the  following  provisions  for  Bloor  Street  are 
proposed : 

4.1.1  Low  Density  Mixed  Commercial-Residential  Area  A  shall  be 
regarded  as  an  integral  part  of  a  local  retail  and  service 
area  serving  the  Wa llace-Emerson  Neighbourhood  and  adjacent 
areas.  Low  to  moderate-priced  street-related  retail  space 
for  local  commercial  activity  and  moderate  components  of 
housing  provided  in  the  form  of  small  dwelling  units  shall 
be  encouraged. 

4.1.2  In  Low  Density  Mixed  Commercial-Res  id_en  t  ial _ Area _ A , 

Council  may,  subject  to  Section  4.1.6,  pass  by-laws  to 
permi t : 

a)  buildings  containing  only  residential  uses  up  to  a 
maximum  residential  density  of  80  units  per  acre;  or 

b)  buildings  containing  only  commercial  and/or 
ins t itut ional  uses  up  to  a  maximum  non- residential  and 
residential  densities  determined  by  the  following 
mixing  formula : 
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Residential  Density 


2.5 


Non-residential  Density  + 


40 


provided  that  the  non-residential  density  does  not 
exceed  2.0  and  the  residential  density  does  not  exceed 
80  units  per  acre. 


Small  Sites 

The  majority  of  the  lots  along  Bloor  Street  are  small  and  narrow 
with  the  average  lot  being  about  2,200  square  feet  with  a  depth 
of  110  feet.  There  are  no  indications  at  present  of  any  large 
scale  assembly  in  the  area  and,  therefore,  redevelopment  is 
likely  to  occur  on  a  modest  scale  on  a  lot  by  lot  basis.  Given 
this  circumstance,  the  units  per  acre  system  poses  some 
undesirable  restrictions  on  the  individual  owner/developer .  In 
particular,  on  small  lots  with  an  80  units  per  acre  provision  it 
might  only  be  possible  to  construct  one  unit  of  housing  when,  in 
fact,  it  would  be  quite  appropriate  to  produce  a  greater  number 
of  units.  To  deal  with  this  situation,  a  provision  of  the  Part 
I  Plan  proposed  in  the  Central  Area  Plan  would  permit  the  option 
of  a  conventional  floor  space  index  for  the  residential 
component  of  buildings  in  low  density  mixed-use  areas  on  small 
lots.  Since  Bloor  Street  is  generally  comprised  of  small  lots 
and  this  should  be  encouraged  to  maintain  the  existing  retail 
character,  it  is  proposed  that  the  small  sites  provision  apply 
to  the  Bloor  Street  area. 

4.1.3  Notwithstanding  the  provisions  of  Section  4.1.2  but 

subject  to  Section  4.1.6,  Council  may  pass  by-laws  in  Low 
Density  Mixed  Commercial-Residential  Area  A  to  pe rmi t : 

a)  buildings  containing  only  residential  uses  up  to  a 
maximum  gross  floor  area  of  1.5  times  the  area  of  the 
lot  on  lots  having  a  lesser  area  than  3,600  square 
feet;  or 

b)  buildings  containing  a  mix  of  residential  uses  and 

commercial  and/or  institutional  uses  up  to  the 

residential  and  non-residential  gross  floor  area 

permitted  by  the  following  formula: 


Non-residential  +  Residential  =  2.5  times  the 

Gross  Floor  Area  Gross  Floor  Area  Area  of  the  Lot 


provided  that  the  residential  gross  floor  area  does 
not  exceed  1.5  times  the  area  of  the  lot  and  the  non- 
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residential  gross  floor  area  is  such  that,  if  inserted 
in  the  form  of  non-residential  density  into  the  mixing 
formula  set  out  in  Section  4.1.2,  would  yield  a 
corresponding  residential  density  which  would  permit 
fewer  than  five  residential  units  on  the  lot  in 
question. 


.  Assisted  Housing 

Council  has  recently  adopted  policies  recognizing  the  necessity 
for  increased  production  of  assisted  housing  within  the  City. 

In  order  to  meet  the  assisted  housing  target  of  10,000  dwelling 
units  by  1985,  a  density  bonus  is  proposed  which  would  allow  25% 
greater  residential  density  in  Low  Density  Mixed  Commercial- 
Residential  Areas  when  such  additional  density  would  result  in 
assisted  housing  (exclusive  of  "special  housing") .  Given  that 
Bloor  Street  is  comprised  of  many  individually  owned  small  sites 
and  there  are  no  indications  at  present  of  large  assemblies,  it 
is  not  likely  that  the  proposed  assisted  housing  options  would 
be  exercised  in  many  instances.  However,  despite  the 
expectation  that  its  application  might  be  limited,  the  provision 
for  assisted  housing  is  consistent  with  the  general  intent  of 
the  proposed  Part  II  Plan  for  Wa llace- Emerson  to  maintain  and 
preserve  the  area  for  moderate  income  households.  It  is 
therefore  proposed  that: 

4.1.4  Notwithstanding  the  provisions  of  Section  4.1.2  and  4.1.3 
but  subject  to  Section  4.1.6,  Council  may  pass  by-laws  in 
Low  Density  Mixed  Commercial-Residential  Area  A  to  p e rm i t 
buildings  containing  residential  uses  alone  or  in 

combination  with  commercial  and/or  institutional  uses  at 
densities  up  to  25  percent  greater  than  the  residential 
density  permitted  by  Section  4.1.2  or  having  a  residential 
gross  floor  area  up  to  25  percent  greater  than  the  gross 
floor  area  permitted  by  Section  4.1.3,  provided  that  the 
owner  of  any  such  building  agrees  with  the  City  to  provide 
such  additional  residential  density  or  additional 
residential  gross  floor  area  for  the  purpose  of  any 
assisted  housing  programme. 


.  Special  Housing 

In  January  of  1976,  Council  adopted  amendments  to  Part  I  of  the 
Official  Plan  respecting  housing  and  housing  targets  for  the 
City.  Among  the  goals  for  housing  adopted  by  Council  is  the 
following  regarding  special  housing,  "the  provision  of  housing 
which  is  accessible  to  and  meets  the  needs  of  the  handicapped 
and  the  elderly".  Areas  considered  generally  appropriate  for 
such  "special  housing"  include  Low  Density  Mixed  Commercial- 
Residential  Areas  such  as  Bloor  Street.  The  units  per  acre 
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system,  however,  for  conventional  housing  units  of  60  or  80 
units  per  acre  would  not  give  encouragement  to  the  provision  of 
special  housing  since  the  average  size  of  a  special  housing  unit 
is  about  half  that  of  a  larger  conventional  unit. 

The  Central  Area  Plan  allows  for  special  housing  densities  of  up 
to  250  units  per  acre  in  Low  Density  Mixed  Commercial- 
Residential  Areas  as  opposed  to  60  units  per  acre  for 
conventional  housing.  This  figure  was  suggested,  in  part, 
because  of  the  unusually  high  land  costs  in  the  Central  Area  and 
was  based  on  an  average  unit  size  in  the  range  of  300-400  square 
feet  in  anticipation  of  single  person  housing  devlopment. 
Senior  citizen  housing,  with  an  average  unit  size  of  500-600 
square  feet,  if  developed  at  this  density,  would  likely  result 
in  buildings  generally  larger  in  scale  than  other  forms  of 
special  housing. 

The  Bloor  Street  area  with  excellent  access  to  public  transit 
and  retail  and  service  facilities  appears  to  afford  an 
appropriate  environment  for  special  housing.  It  is  suggested, 
however,  that  the  densities  for  special  housing  should  be  based 
upon  the  standards  for  senior  citizen  accommodation.  This 
proposal  has  two  advantages:  1)  it  provides  an  incentive  for 
the  production  of  senior  citizen  housing;  and  2)  helps  to  ensure 
that  buildings  constructed  under  this  provision  will  be 
compatible  in  terms  of  scale  and  bulk  with  existing  buildings. 
Using  an  average  unit  size  of  about  540  square  feet,  120  units 
of  special  housing  would  result  in  a  building  roughly  equivalent 
to  one  containing  80  units  at  800  square  feet.  In  addition, 
however,  senior  citizen  housing  places  less  demand  on  local 
facilities  such  as  parking,  roads,  schools  and  parks.  Because 
of  this  lesser  impact,  it  is  reasonable  to  permit  a  higher 
proportion  of  any  building  to  be  used  for  residential  purposes. 
A  special  residential  density  of  160  units  per  acre,  therefore, 
would  appear  to  permit  a  senior  citizen  building  which  would  be 
similar  in  scale  and  local  impact  to  a  conventional  building. 

In  order  to  allow  for  the  construction  of  special  housing  along 
Bloor  Street  on  a  scale  compatible  with  existing  and  future 
development,  the  following  special  housing  proposal  is 
recommended : 

4.1.5  Notwithstanding  the  provisions  of  Section  4.1.2  upon  the 
application  therefor  by  the  owner  of  the  lot ,  Council  may, 
subject  to  Section  4.1.6  and  Section  3A.5(a)  of  Part  I  of 
the  Official  Plan,  pass  by-laws  in  Low  Density  Mixed 
Commercial-Residential  Area  A  to  permit  buildings 
containing  special  housing  alone  or  in  combination  with 
other  permissible  uses  up  to  the  special  residential 
densities  as  specified  below: 
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a) 


in  exclusively  residential  buildings  up  to  a  special 
residential  density  of  160  units  per  acre;  or 

b)  in  buildings  containing  a  mix  of  special  housing  and 
institutional  and/or  commercial  uses  up  to  the  special 
residential  density  as  determined  by  the  following 
formula : 


Special  Residential  Density 

Non-residential  Density  4- - =  2.5 

80 

provided  that  the  non-residential  density  does  not 
exceed  2.0  and  the  special  residential  density  does 
not  exceed  160  units  per  acre. 

.  Criteria  for  Zoning 

The  proposals  thus  far  for  the  Low  Density  Mixed  Commercial- 
Residential  Area  A  have  set  out  the  permitted  uses  and  maximum 
densities  proposed  in  the  Bloor  Street  area.  In  addition,  the 
Zoning  By-law  would  regulate  such  things  as  parking 
requirements,  setbacks,  height  of  buildings  and  open  space. 
While  the  Official  Plan  indicates  Council's  intent  for  a 
particular  area  in  the  long  term,  it  is  not  necessarily 
judicious  to  permit  development  to  occur  uncontrolled.  Council 
has  a  number  of  tools  at  its  disposal  to  monitor  development: 
development  review  and  rezonings  are  two  commonly  used  tools. 
Development  review,  while  it  appears  useful  in  certain  areas  of 
the  City,  is  probably  not  appropriate  in  the  Bloor  Street  area 
since  it  would  entail  a  review  of  virtually  all  forms  of 
development,  even  those  which  conform  to  existing  zoning  in  all 
respects.  This  could  be  a  disincentive  to  the  many  small 
property  owners  along  Bloor  Street  to  redevelop  or  renovate 
their  properties. 

Rezonings,  on  the  other  hand,  can  be  expected  and  could  be 
reviewed  to  assess  the  impact  of  a  particular  proposal  on  the 
remainder  of  the  area.  As  a  guide  for  evaluating  rezoning 
applications  which  exceed  or  require  exemptions  from  the  zoning 
proposed  in  Section  5,  in  particular  with  respect  to  special 
housing  proposals  or  proposals  which  exceed  the  height  limits, 
criteria  for  rezoning  have  been  established.  These  criteria 
would  serve  to  ensure  that  developments  in  the  Bloor  Street  area 
are  consistent  with  the  nature,  function  and  general  character 
of  the  area. 

4.1.6  In  considering  applications  to  amend  the  Zoning  By-law  in 
Low  Density  Mixed  Commercial-Residential  Area  A  in  respect 
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of  height  or  to  permit  special  housing.  Council  shall  have 

regard  for: 

i)  the  compatibility  of  the  new  development  with  existing 

buildings  and  uses  in  the  surrounding  Low  Density 

Mixed  Commercial-Residential  Area;  and 

ii)  the  relationship  of  the  new  development,  in  terms  of 
height,  form,  siting  and  traffic  and  servicing  to  any 
adjacent  residence  area;  and 

iii)  the  desirability  of  reducing  the  size  of  the 

residential  units  or  the  number  of  residential  units 
below  the  maximum  residential  density  permitted  by 
Sections  4.1.2  and  4.1.5  in  order  to  satisfy  the 

considerations  set  out  above  in  Clauses  ( i)  and  (ii) 
and  in  recognition  of  the  limited  suitability  of  the 
area  for  families  without  children;  and 

iv)  the  desirability  of  encouraging  the  continued 

viability  of  retail  uses  at  grade. 


B)  Low  Density  Mixed  Commercial  Residential  Area  B 
.  Wallace-Lansdowne 

A  second  commerce  area  in  the  Wallace-Emerson  neighbourhood, 
comprised  of  a  cluster  of  stores  at  the  intersection  of  Wallace 
and  Lansdowne  Avenues,  fulfils  a  very  local,  pedestrian- 
oriented,  retail  function.  The  Wallace-Lansdowne  commerce  area 
presently  lies  partially  in  an  Area  of  Industry  and  partially  in 
a  Low  Density  Residence  Area*  in  the  Official  Plan  Part  I. 
Properties  to  the  north  of  Wallace  Avenue  are  zoned  Cl  VI  but 
properties  on  the  south-west  corner  are  zoned  C3  V2,  an 
industrial  designation  which  permits  a  wide  range  of  uses  up  to 
a  density  of  5  times  the  area  of  the  lot.  The  Cl  VI  category 
permits  buildings  up  to  3  times  the  area  of  the  lot. 

In  contrast  to  the  density  provisons  in  the  existing  zoning, 
developments  in  the  Wallace-Lansdowne  Commerce  Area  have  been 
modest,  with  the  overall  density  of  the  area  being  1.07  times 
the  area  of  the  lot.  The  residential  density  is  about  35.0 
units  per  acre.  A  total  of  ten  parking  spaces  is  available  on 
these  properties  for  all  uses.  While  commercial  uses  in  general 
along  Lansdowne  Avenue  have  experienced  decline  or  conversion  in 


Amendment  #35  to  the  Official  Plan  Part  I. 


86 


recent  years,  the  shopping  node  at  Wal lace-Lansdowne  continues 
to  function  as  a  local  commerce  area  and  shows  signs  of 
remaining  economically  vital.  This  viability  could  be 
reinforced,  however,  through  improvements  to  existing  structures 
and  streetscapes  which  would,  at  the  same  time,  enhance  the 
adjacent  residence  areas.  Unlike  the  Bloor  Street  Commerce 
Area,  Wal lace-Lansdowne  extends  into  and  is  integrated 
physically  with  the  residential  community.  For  this  reason,  the 
design,  bulk  and  scale  of  buildings,  which  are  generally  two 
storeys  in  height,  is  of  considerable  importance  in  maintaining 
the  general  compatibility  of  this  commerce  area  with  adjacent 
residential  uses.  Under  these  circumstances,  it  appears  that 
the  present  allowable  density  of  between  3.0  and  5.0  times  the 
lot  area  in  the  existing  zoning  is  too  permissive  relative  to 
the  residential  density  (0.6)  of  housing  which  surrounds  the 
area  and  is  unnecessary  for  the  area  to  improve  as  an  integral 
part  of  the  neighbourhood. 


Mixed-use  Designations 

While  the  Wallace-Lansdowne  Commerce  Area  is  presently  a  mixed- 
use  area  and  it  appears  that  this  mixed-use  character  should  be 
encouraged,  significant  or  large  scale  redevelopment  in  this 
area  is  neither  likely  nor  desirable.  Most  of  the  properties  in 
the  area  are  small,  under  2,200  square  feet  in  size,  and 
individually  owned.  Since  the  Wallace-Lansdowne  area  will  not 
likely,  in  the  long  run,  experience  development  pressure  and  in 
view  of  its  integration  physically  and  socially  with  the 
adjacent  residence  area,  a  density  system  which  best  reflects 
and  accommodates  existing  forms  of  development  would  be 
appropriate . 

The  density  provisions  of  the  Low  Density  Mixed  Commercial- 
Residential  Areas  outlined  in  the  Central  Area  Plan  and  the 
provisions  for  the  Bloor  Street  mixed-use  area  appear  too 
permissive  for  the  Wallace-Lansdowne  area  given  the  nature  of 
activities  there  and  the  relationship  this  area  enjoys  with 
adjacent  housing.  A  slightly  lower  density  with  a  maximum  bulk 
target  of  1.5  times  the  lot  area  is  more  appropriate.  Within 
this  limit  there  is  some  potential  for  expansion  and 
rehabilitation,  sufficient  for  the  area  to  function 
successfully  as  a  local,  pedestrian-oriented  shopping  node. 
Because  of  the  location  along  the  heavily  travelled  arterial, 
Lansdowne  Avenue,  the  area  is  not  ideal  for  families  with 
children  and  small  to  moderate  sized  units  should,  therefore,  be 
encouraged  in  this  area. 

It  is  proposed  that,  in  the  Wallace-Lansdowne  Commerce  Area,  the 
following  provisions  apply: 
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4.2.1  Low  Density  Mixed  Commercial-Residential  Area  B  shall  be 

regarded  as  a  local,  pedestrian-oriented,  street-related 
retail  and  service  area  with  buildings  compatible  in  scale 
with  the  surrounding  Low  Density  Residence  Area. 

Commercial  uses  shall  be  limited  to  those  which  are 
primarily  pedestrian-oriented  and  intended  to  serve  the 
daily  needs  of  the  local  population.  Housing  comprised  of 
small  sized  dwelling  units  shall  be  encouraged. 

4.2.2  Council  may  pass  by-laws  in  Low  Density  Mixed  Commercial- 
Residential  Area  B  to  permit: 

a)  buildings  containing  only  residential  uses  up  to  a 
maximum  residential  density  of  60  units  per  acre;  or 

b)  buildings  containing  only  commercial  and/or 
institutional  uses  up  to  a  maximum  non- residential 


density  of 

1.0;  or 

c) 

buildings 

containing  a  mix  of 

residential 

uses  and 

commercial 

and/or  institutional 

uses  up 

to  the 

residential 

and  non-residential 

densities  determined 

by  the  following  mixing  formula: 


Non- residential 


Density  + 


Residential  Density 


40 


1.5 


provided  the  non-residential  density  does  not  exceed 
1.0  and  the  residential  density  does  not  exceed  60 
units  per  acre. 


.  Small  Sites 

As  in  the  Bloor  Street  area,  the  existence  of  a  large  number  of 
small,  individually-owned  sites  has  implications  for  the 
calculation  of  residential  density  and  will  often  result  in  an 
extremely  low  unit  figure,  making  development  impractical  or 
uneconomic.  A  provision  for  small  sites  to  allow  for  an 
alternative  density  calculation  is  proposed  similar  to  that  for 
the  Bloor  Street  area: 

4.2.3  Notwithstanding  the  provisions  of  Section  4.2.2,  Council 
may  pass  by-laws  in  Low  Density  Mixed  Commercial- 
Residential  Area  B  to  permit: 

a)  buildings  containing  only  residential  uses  up  to  a 
maximum  gross  floor  area  of  1.0  times  the  area  of  the 
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lot  on  lots  having  a  lesser  area  than  3,600  square 
feet;  or 


b)  buildings  containing  a  mix  of  residential  uses  and 
commercial  and/or  institutional  uses  up  to  the 
residential  and  non-residential  gross  floor  areas 
permitted  by  the  following  formula: 


Non-residential  +  Residential 
Gross  Floor  Area  Gross  Floor  Area 


1.5  times  the 
Area  of  the  Lot 


provided  that  the  residential  gross  floor  area  does 
not  exceed  1.0  times  the  area  of  the  lot  and  the  non- 
residential  density  into  the  mixing  formula  set  out  in 
Section  4.2.2  would  yield  a  corresponding  residential 
density  which  would  permit  fewer  than  5  housing  units 
on  the  lot  in  question. 

.  Assisted  Housing 

It  was  argued  earlier  that  an  incentive  for  the  production  of 
assisted  housing  units  in  Low  Density  Mixed  Commercial- 
Residential  Areas  was  consistent  with  the  general  intent  of  this 
Plan  to  provide  moderate  income  housing  as  well  as  the  City's 
general  housing  policies.  Although  it  is  not  likely  that  such 
an  incentive  would  be  taken  advantage  of  given  the  limited 
development  potential  and  small  sites,  it  is  proposed  that  this 
incentive  also  apply  to  the  Wallace-Lansdowne  Commerce  Area: 

4.2.4  Notwithstanding  the  provisions  of  Section  4.2.2  and  4.2.3, 
Council  may  pass  by-laws  in  Low  Density  Mixed  Commercial- 
Residential  Area  B  to  permit  buildings  containing 

residential  uses  above  or  in  combination  with  commercial 
and/or  institutional  uses  at  densities  up  to  25  percent 
greater  than  the  residential  density  permitted  in  Section 
4.2.2  or  having  a  residential  gross  floor  area  up  to  25 
percent  greater  than  the  amount  permitted  by  Section  4.2.3 
provided  that  the  owner  of  any  such  building  agrees  with 
the  City  to  provide  such  additional  residential  density  or 
gross  floor  area  for  the  purpose  of  any  assisted  housing 
programme . 

.  Special  Housing 

The  special  housing  provisions  of  the  Part  I  Official  Plan  for 
Low  Density  Mixed  Commercial-Residential  Areas  would  not  appear 
to  be  appropriate  in  the  Wallace-Lansdowne  Commerce  Area.  A 
residential  density  of  160  units  per  acre  with  a  bulk  control 
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target  of  2.5  would  result  in  building  forms  incompatible  with 
adjacent  residential  buildings  and  with  existing  mixed-use 
buildings  in  the  commerce  area.  Reducing  the  special  housing 
density  in  this  area  is  not  practical  since  the  reduction 
necessary  to  enforce  compatibility  with  surrounding  uses  would 
likely  render  the  provision  ineffective  with  respect  to 
encouraging  the  production  of  special  housing.  It  is, 
therefore,  proposed  that  this  provision  not  apply  in  the 
Wallace-Lansdowne  Commerce  Area. 

4.2.5  Section  3A(e)  of  Part  I  of  the  Official  Plan  pertaining  to 
special  housing  shall  not  apply  to  Low  Density  Mixed 
Commercial-Residential  Area  B. 


C)  Low  Density  Mixed  Commercial-Residential  Area  C 
.  Dupont-Duf ferin 

The  Galleria  Shopping  Centre  occupies  9.1  acres  of  land  on  the 
south-west  corner  of  Dupont  and  Dufferin  Streets.  When  the 
Galleria  was  constructed,  the  area  was  designated  an  Area  of 
Industry  in  the  Official  Plan  and  zoned  C3  V2  which  permitted  a 
wide  range  of  commercial  and  industrial  uses  at  densities  up  to 
5.0  times  the  area  of  the  lot.  A  recent  amendment  to  the 
Official  Plan  Part  I  and  a  rezoning  have  resulted  in  a  Low 
Density  Residence  Area  and  Area  of  Permissible  Commercial  Use 
designation  and  a  Zoning  District  of  CIS  L3  Z2.  The  amended 
zoning  would  permit  a  total  commercial  density  of  3.0  or  an 
apartment  building  at  a  density  of  up  to  0.6  times  the  area  of 
the  lot.  Under  both  the  old  zoning  and  the  new,  the  Galleria 
has  considerable  development  potential  since  it  is  presently 
developed  at  a  commercial  density  of  approximately  .52  times  the 
area  of  the  lot. 


Traffic 

Traffic  problems  along  Dupont  Street  and  at  the  intersection  of 
Dupont  and  Dufferin  Streets  are  quite  serious.  Fifty-five 
accidents  were  recorded  at  the  Dupont-Duf ferin  intersection  in 
1975,  making  that  intersection  the  third  most  hazardous  in 
Metro.  The  traffic  problems  along  Dupont  Street  have  been 
further  aggravated  by  the  recent  proliferation  of  automobile- 
related  uses  which  tend  to  both  generate  traffic  and  present 
impediments  to  its  movement  due  to  inadequate  parking.  A  sharp 
curve  on  Dupont  Street,  just  west  of  the  westerly  border  of  the 
Galleria  Shopping  Centre,  also  poses  a  hazard  to  traffic  along 
Dupont  Street  and  Galleria  itself  generates  a  great  deal  of 
traffic.  The  combination  of  these  factors  has  created  a  very 
complex  traffic  problem. 
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Development  Potential 


The  Galleria  Shopping  Centre  is  presently  developed  well  below 
the  maximum  permitted  under  the  CIS  L3  Z2  zoning.  Further 

development  in  this  area,  particularly  for  residential  use, 
would  appear  to  be  advantageous  given  the  under-utilization  of 
the  land  at  present.  However,  a  number  of  factors  should  be 
considered  if  such  development  were  to  occur.  First,  expansion 
of  commercial  uses  could  greatly  increase  traffic  generation  and 
should  be  reviewed  carefully  in  this  regard.  Second, 

immediately  adjacent  to  and  south  of  this  Commerce  Area,  seven 
acres  of  land  recently  purchased  by  the  City  are  to  be  developed 
as  a  park.  Further  expansion  of  commercial  activity  in  the 
Dupont-Duf ferin  area,  or  the  introduction  of  residential  uses 
there,  could  jeopardize  the  future  development  of  the  parksite. 
Some  measure  of  control  should  be  exercised  to  ensure  mutual 
compatibility  after  the  park  has  been  developed. 

Because  of  the  possible  effects  of  expansion  in  the  Dupont- 
Dufferin  Area  on  surrounding  uses,  general  criteria  governing 
such  expansion  are  proposed,  taking  into  account  the  particular 
problems  of  the  area,  to  be  exercised  through  a  rezoning 
procedure. 


Mixed-Use  Designation 

Although  the  Dupont-Duf ferin  Commerce  Area  contains  only 
commercial  uses  ,  a  mixed-use  designation  would  appear  to  be 
appropriate  if  residential  development  is  to  be  encouraged  in 
the  future.  The  mixed-use  designation  would  also  allow  for 
increased  flexibility  with  respect  to  commercial  and  residential 
mix  than  exists  presently  with  the  CIS  designation.  Given  the 
City-wide  need  for  increased  housing,  it  seems  reasonable  to 
encourage  residential  development,  appropriately  designed,  in  a 
relatively  well  serviced  area  such  as  Dupont-Duf ferin.  The 
Dufferin  Street  bus  and  the  Annette  trolley  bus  along  Dupont 
Street  offer  good  transit  facilities  and  the  Galleria  Park,  now 
under  development,  will  make  the  area  even  more  attractive  for 
residential  development.  Unlike  Bloor  Street  or  the  Wallace- 
Lansdowne  commerce  area,  however,  the  proximity  to  the  park  and 
the  potential  of  the  area  for  imaginative  and  innovative  site 
design  incorporating  amenities  of  various  kinds  makes  Dupont- 
Dufferin  suitable  for  families  with  children. 

Commercial  density,  on  the  other  hand,  should  be  limited  and 
subject  to  a  review  procedure  to  minimize  the  impact  of 
increased  traffic  on  the  area.  In  addition,  more  local, 
pedestrian-oriented  commercial  development  in  this  area  would  be 
desirable  and  should  be  encouraged.  A  maximum  commercial 
density  of  2.0  times  the  area  of  the  lot  would  allow  substantial 
expansion  over  existing  commercial  development  and,  given  the 
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size  of  the  area,  would  represent  a  substantial  increase  in 
commercial  activity  in  the  area. 

Therefore,  the  following  proposals  for  the  Dupont-Duf ferin 
Commerce  Area  are  recommended: 

4.3.1  Low  Density  Mixed  Commercial-Residential  Area  C  shall  be 
regarded  as  an  area  providing  commercial  retail  and  service 
facilities  in  a  mall  setting  wherein  residential  uses 
including  housing  suitable  for  families  with  children  shall 
be  encouraged. 

4.3.2  Council  may,  in  Low  Density  Mixed  Commercial-Residential 
Area  C  pass  by-laws  to  permit,  subject  to  Section  4.3.4: 

a)  buildings  containing  only  residential  uses  up  to  a 
maximum  residential  density  of  60  units  per  acre;  or 

b)  buildings  containing  only  commercial  and/or 
institutional  uses  up  to  a  maximum  non- residential 
density  of  2.0;  or 

c)  buildings  containing  a  mix  of  residential  uses  and 
commercial  and/or  institutional  uses  up  to  the 
residential  and  non-residential  densities  determined 
by  the  following  formula: 


Non-Residential 


Density  + 


Residential  Density 


40 


2.5 


provided  that  the  non-residential  density  does  not 
exceed  2.0  and  the  residential  density  does  not  exceed 
60  units  per  acre. 


.  Assisted  Housing 

The  provisions  for  increased  density  for  assisted  housing  which 
can,  in  part,  implement  the  intent  of  this  Plan  to  provide 
moderate  income  housing  suitable  for  families  with  children, 
appear  to  be  appropriate  for  the  Dupont-Duf ferin  Mixed 
Commercial-Residential  Area.  The  size  of  the  area,  and  the  fact 
that  the  lands  are  presently  under  a  single  ownership  and  likely 
to  remain  so,  suggests  that  a  significant  contribution  to  the 
stock  of  assisted  housing  in  the  City  could  result,  should 
residential  development  occur.  It  is  therefore  proposed  that: 

4.3.3  Notwithstanding  the  provisions  of  Section  4.3.2  but 
subject  to  Section  4.3.4,  Council  may  pass  by-laws  in  Low 
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Density  Mixed  Commercial-Reside ntial  Area  C  to  p e  rm i t 
buildings  containing  residential  uses  alone  or  in 
combination  with  commercial  uses  at  densities  up  to  25 
pecent  greater  than  the  residential  density  permitted  in 
Section  4.3.2  provided  that  the  owner  of  any  such  building 
agrees  with  the  City  to  provide  such  additional  residential 
density  for  the  purpose  of  any  assisted  housing  programme. 


.  Criteria  for  Zoning 

The  Dupont-Duf ferin  Commerce  Area,  because  of  existing  local 
traffic  problems  and  because  of  its  sensitive  location  with 
respect  to  the  development  of  the  Galleria  Park,  should  be 
subject  to  review  in  cases  where  development  is  substantial. 
This  can  be  accomplished  through  a  rezoning  process  wherein 
consideration  must  be  given  to  a  number  of  specific  criteria. 
In  order  to  monitor  more  modest  developments,  35A  Development 
Review*  should  be  sufficient  to  ensure  that  such  development 
will  be  compatible  with  surrounding  uses  and  consistent  with  the 
general  intent  of  this  Plan  for  the  Duf ferin-Dupont  Area.  This 
Plan  proposes  the  following  criteria  for  rezoning  in  Low  Density 
Mixed  Commercial-Residential  Area  C. 

4.3.4  Prior  to  passing  by-laws  referred  to  in  Sections  4.3.2  and 
4.3.3  to  permit  buildings  up  to  the  maximum  densities 
provided  for  in  this  Plan  for  Low  Density  Mixed  Commercial- 
Residential  Area  C,  Council  shall  have  regard  for: 

a)  Section  3A(f)  of  Part  I  of  the  Official  Plan 
pertaining  to  the  need  to  ensure  that  any  development 
is  consistent  with  the  existing  character  of  the  Area 
and  the  adjacent  Residence  Area; 

b)  the  quality  of  the  environment  for  residential  uses, 
particularly  with  respect  to  environmental 
contaminants,  noise  and  traffic; 

c)  the  impact  of  development  on  adjacent  Residence  Areas 
and  on  the  development  of  the  adjacent  Local  Park  in 
terms  of  increased  traffic  generation,  parking 
congestion  and  compatible  or  complementary  site 
design;  and 


35A  Development  Review  criteria  are  discussed  in  Section  5  below. 
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d)  the  desirability  of  providing  housing  suitable  for 
families  with  children. 


.  Special  Housing 

As  noted  earlier,  Low  Density  Mixed  Commercial-Residential  Area 
C  is  an  attractive  location  for  housing  suitable  for  families 
with  children  and  it  is  proposed  that  family  housing  be 
encouraged  in  this  area.  Because  of  the  relatively  good  public 
transit  which  services  this  area,  the  convenience  of  shopping  in 
the  Galleria  Shopping  Centre  and  the  park  presently  being 
developed  to  the  south.  Low  Density  Mixed  Commercial-Residential 
Area  C  is  also  an  appropriate  area  for  senior  citizen  housing. 
This  area,  however,  is  the  only  area  in  Wallace- Emerson  where  a 
potential  for  new  family  housing  exists  since  the  residence  area 
is  quite  stable  with  little  or  no  redevelopment  expected,  and 
the  Bloor  Street  area  appears  more  suitable  for  smaller 
apartment- type  accommodation.  In  order  to  ensure  that,  if 
residential  development  occurs  in  this  area,  at  least  a  portion 
of  the  new  housing  is  suitable  for  families  with  children,  it 
would  appear  advisable  that  special  housing  not  be  permitted 
except  in  concert  with  family  housing  or  where  family  housing 
has  already  been  built  in  the  area.  The  following  special 
housing  proposals  are  therefore  recommended  in  Low  Density  Mixed 
Commercial-Residential  Area  C. 

4.3.5  Notwithstanding  the  provisions  of  Section  4.3.2  upon  the 
application  therefor  by  the  owner  of  the  lot ,  Council  may, 
subject  to  Section  3A.5(a)  of  Part  I  of  the  Official  Plan 
and  Section  4.3.6,  pass  by-laws  in  Low  Density  Mixed 
Commercial-Residential  Area  C  to  permit  buildings 

containing  special  housing  alone  or  in  combination  with 
other  permissible  uses  up  to  the  special  residential 
densities  as  specified  below: 

a)  in  exclusively  residential  buildings  up  to  a  special 
residential  density  of  160  units  per  acre;  or 

b)  in  buildings  containing  a  mix  of  special  housing  and 
institutional  and/or  commercial  uses  up  to  the  special 
residential  density  as  determined  by  the  following 
formula : 


Special  Residential  Density 


Non-residential  Density  + 
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provided  that  the  non-residential  density  does  not 
exceed  2.0  and  the  special  residential  density  does 
not  exceed  160  units  per  acre. 

4.3.6  In  considering  applications  to  permit  special  housing  as 
provided  for  in  Section  4.3.5,  in  Low  Density  Mixed 

Commercial-Residential  Area  C,  Council  shall  require  that 
any  such  special  housing  be  provided  in  concert  with 

housing  suitable  for  families  with  children  except  where 
housing  suitable  for  families  with  children  has  previously 
been  built  in  the  Area . 

4. 2.  2.  3  Areas  of  Industry 

Industrial  activity  in  Wallace-Emerson  can  be  broken  down  into  three 
rather  distinct  sub-areas,  exhibiting  somewhat  different 
characteristics  and  localized  problems:  a)  a  solidly  industrial  area 
along  the  CNR  tracks  west  of  Lansdowne  Avenue,  extending  north  from 
Bloor  Street  up  to  the  CPR  tracks  north  of  Dupont  Street;  b)  the  area 
along  the  north  side  of  Dupont  Street  between  St.  Clarens  Avenue  and 

Dufferin  Street;  and  c)  the  area  bounded  roughly  by  Wade  Avenue, 

Paton  Road  and  Lansdowne  Avenue.  (See  Map  4.3.) 

A)  The  Main  Body  of  Industry 

The  largest  area  of  stable  industrial  activity  in  Wallace- 
Emerson  extends  the  length  of  the  CNR  tracks  west  of  Lansdowne 
Avenue  between  Bloor  Street  and  the  CPR  tracks  north  of  Dupont 
Street.  (See  Map  4.3.)  This  industrial  belt  is  part  of  a 
larger  area  of  industry  which  developed  historically  along  the 
network  of  rail  lines  extending  into  north-west  Toronto  and  the 
Junction  area.  Industry  in  this  section  of  Wallace-Emerson  is, 
to  a  certain  extent,  integrated  with  areas  of  industry  to  the 
north  and  west  and,  in  particular,  to  industrial  operations  in 
the  Duf ferin-Davenport  Planning  Area.  This  industrial  area  is 
presently  designated  as  an  Area  of  Industry  in  the  Official  Plan 
and  zoned  C3  V2.  Industry  to  the  north  of  Paton  Road  is 
characterized  by  a  few  large  corporate  firms  occupying  large 
properties  while  industrial  activity  to  the  south  of  Paton  Road 
consists  of  generally  small  to  medium  scale  enterprises  on 
smaller  lots.  In  general,  the  larger  firms  are  developed  to 
higher  densities  than  the  smaller  enterprises  with  the  average 
density  of  buildings  north  of  Wallace  Avenue  being  1.9  times  the 
area  of  the  lot  and  the  average  for  the  remaining  buildings 
being  approximately  0.9  times  the  lot  area.  All  land  is 
developed  below  the  permissible  density  of  5.0  times  the  lot 
area  presently  allowed  under  the  Zoning  By-law.  There  is  at 
present  no  limitation  on  industrial  density  within  Areas  of 
Industry  in  the  Official  Plan  Part  I. 

Most  of  the  industry  in  this  area  is  located  near  or  adjacent  to 
residences.  Industry  north  of  Lappin  Avenue  is  separated  from 
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residential  and  commercial  uses  by  an  arterial  street,  Lansdowne 
Avenue.  Between  Lappin  Avenue  and  Wallace  Avenue,  industry  is 
separated  from  housing  only  by  a  local  street.  Ward  Street. 
Along  Wallace  Avenue  some  housing  is  immediately  adjacent  to 
industrial  activity  or  the  rear  lot  lines  of  residential 
properties  abut  industrial  properties.  To  the  south,  industry 
is  partially  adjacent  to  housing  and  to  industrial  uses  in  the 
Wade-Lansdowne  sub-area.  The  proximity  to  housing  along  the 
entire  expanse  of  the  industrial  area  suggests  the  need  for 
fairly  stringent  controls  in  terms  of  environmental  problems 
including  air  pollution,  noise  and  traffic  which,  in  turn, 
implies  restrictions  on  the  nature  of  industrial  uses. 

According  to  the  recent  industrial  survey,  industries  in  this 
area  are  quite  stable  and  industrialists  consider  their 
locations  to  be  advantageous.  Businessmen  interviewed,  however, 
did  cite  problems  affecting  their  present  operations  and 
residents  have  also  expressed  concern  over  problems  which  they 
perceive  as  a  function  of  area  industry. 


.  Parking  and  Loading 

One  result  of  the  historical  development  of  industry  in  Toronto 
generally  has  been  the  inability  of  older  industrial  areas  and 
buildings  to  adapt  to  the  exigencies  of  new  industrial  processes 
and  technologies.  Among  these  changes  has  been  the  shift  from 
rail  to  truck  transport.  As  a  consequence,  many  of  the  older 
industrial  buildings  along  the  rail  lines  have  no  loading 
facilities  or  inadequate  facilities  and  little  or  no  parking  for 
trucks  and  cars. 

A  concomitant  failure  of  the  Zoning  By-law  to  provide  up  to  date 
and  realistic  regulations  respecting  the  number,  size  and 
location  of  loading  and  shipping  areas  compounds  the  problem. 
Generally,  the  Zoning  By-law  does  not  differentiate  between 
different  types  of  industrial  uses  which  have  different 
requirements  for  loading  facilities,  nor  does  it  regulate  the 
location  of  such  facilities  in  order  to  minimize  traffic 
problems.  The  location  of  the  loading  docks  for  American 
Standard  is  an  example  of  the  potential  implications  of  this 
deficiency  in  the  Zoning  By-law.  The  American  Standard  loading 
docks  abut  Lansdowne  Avenue  and  Dupont  Street,  two  extremely 
busy  arterials.  Trucks  manoevering  in  this  area  block  traffic 
along  both  arterials  for  considerable  periods  of  time.  Other 
industries  in  the  southern  portion  of  the  industrial  area  have 
no  loading  facilities  whatsoever  and,  therefore,  loading  and 
unloading  are  done  in  the  streets  or  on  sidewalks  creating 
traffic  congestion  along  narrow  streets.  Insufficient  employee 
parking  is  another  source  of  problems  for  both  industrialists 
and  residents.  Although  the  larger  firms  do  supply  some  parking 
for  their  employees,  the  smaller  enterprises  generally  do  not. 
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On  the  whole,  many  rely  on  public  transit  facilities  serving  the 
Wallace-Emerson  neighbourhood  and,  given  land  costs,  cannot 
afford  to  provide  space  for  employee  parking.  Unfortunately, 
although  the  area  is  well  served  by  public  transit  in  an  east- 
west  direction  by  the  subway,  transit  to  and  from  the  north-west 
is  much  less  efficient.  This  encourages  a  number  of  employees 
who  commute  from  that  area  of  Toronto  to  utilize  the  private 
automobile. 

Another  localized  parking  problem  exists  in  the  vicinity  of  the 
TTC  bus  barns  on  Lansdowne  Avenue,  in  particular  along  Paton 
Road.  Cars  parked  along  the  south  side  of  Paton  Road,  often 
illegally,  make  it  difficult  for  trucks  to  negotiate  turns 
successfully,  preventing  or  delaying  the  delivery  of  goods.  Or 
alternatively,  once  the  trucks  have  either  received  or  delivered 
goods,  the  trucks  are  unable  to  leave  the  area.  This  is  due  in 
large  part  to  the  illegal  parking  along  Paton  Road  which,  in 
turn,  is  a  result  of  the  combined  lack  of  off-street  parking  for 
residents  and  businessmen  in  this  area  and  the  large  number  of 
TTC  drivers  competing  for  this  scarce  space. 


.  Traffic 

The  greatest  traffic  problem  in  the  area  would  appear  to  be 
truck  traffic  in  the  interface  between  residential  and 
industrial  uses.  In  part,  this  is  subsumed  under  the  larger 
problem  of  inadequate  and  poorly  located  loading  facilities  and 
of  parking  problems  which  impede  the  movement  of  traffic. 
Parking  problems  and  inadequate  loading  facilities  combine  to 
create  obstacles  to  traffic  circulation.  Firms  which  generate  a 
large  number  of  truck  trips  per  day  are  frequently  most  affected 
by  these  problems  and,  as  a  result,  are  often  cited  by  residents 
as  poor  neighbours. 


.  Environment  and  Housekeeping 

Conflicts  have  arisen  along  the  interface  of  industrial  and 
residential  uses  over  the  question  of  industrial  pollution  and 
general  industrial  housekeeping.  Noise,  dust,  fumes  and  odours 
emanating  from  the  industrial  areas  in  Wallace-Emerson  and  to 
the  west  of  the  CNR  tracks  have  lead  to  many  complaints  on  the 
part  of  residents  and  some  industrialists  as  well.  The  Ministry 
of  the  Environment  has  intervened  in  several  cases  to  seek 
abatement  with  varying  degrees  of  success.  Often,  simple  visual 
awareness  of  the  industrial  processes  is  offensive  to  adjacent 
homeowners  and,  as  a  result,  the  possiblity  of  permitting  only 
wholly  enclosed  industries  in  these  areas  has  been  raised. 
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Restricted  Industrial  Designation 


As  part  of  the  Central  Area  Plan  Review,  the  Planning  Board 
recently  produced  a  report.  Central  Industrial  District; 
Proposals ,  which  proposes  new  Official  Plan  designations  and 
zoning  categories  for  industrial  areas.  The  new  strategy  has 
basically  two  dimensions.  First,  the  new  designations  were 
developed  as  a  means  to  stabilize  and  retain  the  City's 
industrial  base.  This  would  be  achieved,  in  part,  by  clearly 
delineating  the  types  of  industries  that  may  locate  in  a 
particular  area  and  to  guarantee  that  a  certain  amount  of  land 
is  reserved  for  exclusively  industrial  use.  Second,  the 
introduction  of  Restricted,  General,  Segregated  and  Mixed-Use 
industrial  areas  to  replace  the  broad  Area  of  Industry 
designation,  is  designed  to  encourage  compatibility  among 
different  land  uses,  as  well  as  distinguishing  between  various 
groups  of  industries.  The  most  sensitive  areas  of  concern  as  it 
applies  to  Wallace-Emerson  are  those  where  industrial  areas  are 
adjacent  to  residential  or  commercial  areas.  In  this  situation, 
more  stringent  controls  are  required  than  would  be  necessary, 
for  example,  if  the  interface  were  between  two  areas  of 
industry. 

One  of  the  new  designations  proposed  in  the  Central  Industrial 
District  Report  is  a  Restricted  Industrial  Area.  The  report 
states,  nThe  proposed  designation  Restricted  Industrial  Area 
would  permit  industrial  uses  which,  by  their  nature,  have  a 
minimal  environmental  impact  on  their  immediate  surroundings." 
This  designation  would  be  applied  to  exclusively  industrial 
areas  which  abut  a  residential  area  in  which  case  the  intention 
is  to  provide  a  transitional  area  that  would  be  viable  for 
industry,  would  not  permit  residential  or  commercial  uses  and 
would  be  compatible  with  adjacent  housing. 

The  Central  Industrial  District:  Proposals  recommend  a  maximum 
density  in  all  industrial  areas  of  seven  times  coverage. 
However,  this  generally  reflects  economic  imperatives  of  the 
land  market  in  the  Central  Area  and  not  necessarily  in  outlying 
areas.  No  industrial  buildings  in  Wallace-Emerson  are  developed 
at  higher  than  2.0  times  the  area  of  the  lot.  A  maximum  density 
of  seven,  moreover,  in  an  area  which  directly  abuts  a  low-rise 
residential  neighbourhood  would  probably  create  problems  of  bulk 
and  traffic  generation  which  are  already  problematical  in 
Wallace-Emerson.  In  order  to  permit  moderate  expansion 
sufficient  for  viable  industrial  activity  in  this  area,  but 
maintain  compatibility  with  adjacent  housing,  a  maximum  density 
of  3  times  the  lot  area  is  proposed  in  this  Plan.  To  ensure  the 
provision  of  adequate  car  and  truck  access,  parking  and  loading 
facilities  and  to  ensure  the  compatibility  of  building  forms 
with  the  adjacent  residence  area,  criteria  for  passing  by-laws 
for  the  maximum  densities  are  also  proposed. 
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B)  The  Dupont  Street  Area 

Another  area  for  which  the  Restricted  Industrial  designation 
would  appear  appropriate  is  the  Dupont  Street  Area. 

Until  recently,  the  area  along  the  north  side  of  Dupont  Street, 
between  Dufferin  Street  and  St.  Clarens  Avenue,  was  designated 
in  the  Official  Plan  as  an  Area  of  Industry  and  zoned  C2  V2,  a 
designation  which  permitted  a  wide  range  of  industrial  and 
commercial  uses  up  to  a  maximum  permissible  density  of  five 
times  the  area  of  the  lot.  In  light  of  major  land  use  changes 
in  the  surrounding  area,  including  the  Galleria  Shopping  Centre, 
the  St.  Clarens  Square  Apartment-Hotel  and  the  development  of 
the  Galleria  parksite  and  the  peculiar  characteristics  of  lots 
in  the  area,  the  zoning  appeared  to  be  overly  permissive  in 
terms  of  use  and  density.  To  deal  with  potential  land  use 
conflicts  for  the  duration  of  the  Part  II  Study  and  until  a 
detailed  land  use  strategy  could  be  developed.  Council  passed  a 
by-law  to  rezone  this  area  from  C2  V2  to  a  restricted  C2  VI 
category. 

Most  of  the  existing  uses  in  this  area  are  automobile-related  as 
evidenced  by  the  following: 


TABLE  4.1:  DISTRIBUTION  OF  LAND  USES 


IN 

DUPONT 

STREET 

AREA 

Number 

Acres 

%  Total  Land 

Auto-related  Uses 

8 

1.29 

65.4% 

Vacant  &  Proposed 
for  Auto-related 

1 

.08 

4.3% 

Other* 

3 

.59 

30.3% 

Electrical  products  outlet,  parking  lot,  ornamental  iron  railings 
factory. 
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The  non-automobile-related  uses  are  located  immediately  behind 
housing  between  St.  Clarens  Avenue  and  Emerson  Avenue.  All 
properties  east  of  Emerson  Avenue  are  either  presently  used  for 
automobile-related  activities  or  are  proposed  for  such  use. 
Lots  along  Dupont  Street  east  of  Emerson  Avenue  are  extremely 
shallow  with  the  average  depth  being  33  feet.  While  the 
permissible  density  has  been  5.0  times  the  area  of  the  lot  for 
many  years,  the  actual  average  density  for  the  area  is  .57  times 
the  area  of  the  lot.  Most  of  the  uses  are  auto-related  and  many 
conduct  auto  body  repair  work  but  few  have  sufficient  parking 
for  their  needs.  There  is  a  total  of  55  parking  spaces  in  the 
area  to  serve  the  8  existing  and  1  proposed  automobile-related 
uses . 

At  present,  the  Zoning  By-law  does  not  contain  any  parking 
requirements  for  automobile-related  uses  or  any  other  standards 
to  regulate  setbacks,  ingress  or  egress.  For  this  reason,  many 
of  the  uses  which  have  recently  located  along  the  north  side  of 
Dupont  Street  do  not  provide  parking  sufficient  for  the  needs  of 
the  business.  The  combined  failure  of  the  Zoning  By-law  to 
adequately  regulate  auto-related  uses  and  the  unusual  lot 
characteristics  in  the  area  make  rational  and  efficient  site 
design  difficult  and  have  clearly  indicated  the  need  to  exercise 
fairly  stringent  controls  in  the  Dupont  Street  area. 


Traffic 

As  noted  earlier  in  Section  4.2.2.2(C),  traffic  congestion  along 
Dupont  Street,  particularly  in  the  area  of  the  Duf ferin-Dupont 
intersection,  is  problematical.  As  a  major  arterial,  Dupont 
Street  carries  high  volumes  of  local  and  non-local  traffic, 
commercial  and  industrial  truck  traffic  and  public  transit.  The 
Galleria  Shopping  Centre  adds  to  this  traffic  congestion  since 
its  clientele  is  largely  automobile-oriented,  as  do  the  large 
number  of  traffic  generating  auto-related  uses  along  the  north 
side  of  Dupont  Street. 

The  traffic  problem  in  this  area  is  further  compounded  by  the 
peculiar  alignment  of  Dupont  Street  between  Emerson  Avenue  and 
Dufferin  Street.  Just  east  of  Emerson  Avenue,  the  road  jogs 
sharply,  creating  both  an  impediment  to  traffic  movement  and  a 
hazard  to  vehicles  and  pedestrians. 


.  Parking 

A  problem  contributing  to  traffic  congestion  along  Dupont  Street 
is  inadequate  parking.  Parking  along  Dupont  Street,  except 
during  rush  hours,  is  limited  to  three  hours.  However,  this 
regulation  is  often  abused  during  both  off  and  peak  hours.  Many 
of  the  automobile  repair  shops  which  require  space  for  the 
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storage  of  cars  awaiting  or  in  repair  do  not  provide  sufficient 
space  for  this  purpose.  This  is  generally  a  function  of  the 
extreme  narrowness  of  the  lots  in  this  area  but  is  partly  a 
function  of  the  nature  of  the  business  in  general.  Often,  in 
order  to  conduct  business  at  all,  sidewalks  and  streets  are  used 
for  repairs  of  a  minor  nature,  inspections  or  storage  of  autos, 
a  circumstance  which  impedes  both  traffic  and  pedestrian 
movement . 


.  Restricted  Industrial  Designation 

The  Dupont  Street  Area  of  Industry  is  a  small  area,  separated 
from  the  main  body  of  industry  and  adjacent  to  both  residential 
and  commercial  uses.  The  proximity  to  the  CPR  tracks  and 
shallow  lots  make  the  location  unsuited  for  residential 
development.  On  the  other  hand,  commercial  uses,  given  the 
constraints  of  the  small  lots,  would  likely  generate  the  same 
traffic  and  parking  problems  which  presently  exist.  A 
Restricted  Industrial  designation  which  encourages  uses  that  are 
not  expected  to  generate  a  great  deal  of  traffic  and  which  have 
a  minimal  impact  on  adjacent  housing  and  commerce  areas  would 
appear  to  be  most  appropriate. 

Local  difficulties  in  the  Dupont  Street  area  described  above 
indicate  a  need  to  exercise  control  over  future  development  in 
this  area  in  order  to  reduce  the  possibility  of  future  conflicts 
and  problems.  In  addition  to  a  Restricted  Industrial 
Designation,  therefore,  this  Plan  proposes  rezoning  criteria  to 
ensure  that  uses  will  be  compatible  with  surrounding  uses  and 
that,  at  minimum,  problems  presently  experienced  in  the  area  are 
not  exacerbated. 

In  view  of  the  characteristics  of  the  main  body  of  industry  in 
Wallace-Emerson  and  of  the  local  difficulties  of  the  Dupont 
Street  Area  of  Industry  and  of  the  appropriateness  in  both  cases 
of  the  new  Restricted  Industrial  designation  put  forward  in  the 
Central  Industrial  District:  Proposals,  it  is  recommended  that: 

5.1  Restricted  Industrial  Areas  shall  be  regarded  as  stable 
areas  containing  a  limited  range  of  industries  so  that  such 
areas  shall  be  environmentally  compatible  with  adjacent 
Mixed  Commercial-Residential  and  Residential  areas. 

• 

5.2  In  Restricted  Industrial  Areas  Council  may,  subject  to 
Section  5.3,  pass  by-laws  to  permit  industrial  buildings  or 
uses  which  have  a  minimal  environmental  impact  on 
neighbouring  buildings  or  uses  provided  that  the  gross 
floor  area  of  such  buildings  or  uses  does  not  exceed  3.0 
times  the  area  of  the  lot. 
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Incidential  industrial  uses  or  street-related  retail  uses  are 
not  permitted  in  the  Restricted  Industrial  Areas  due  to  the 
limited  potential  for  such  uses  in  the  area.  Large  stable 
industrial  firms  occupy  most  of  the  land  reserved  for  industry, 
leaving  only  a  small  area  south  of  Paton  Road  for  smaller 
industrial  enterprises.  Since  this  area  is  so  small,  the 
location  of  even  a  few  incidental  uses  or  street-related  uses 
could  seriously  jeopardize  the  viability  of  the  remaining  area 
for  industry. 


.  Zoning  Criteria 

The  proximity  to  residential  uses  along  the  entire  expanse  of 
the  main  body  of  industry  and  the  problems  associated  with 
existing  uses  along  Dupont  Street  suggest  the  need  for  zoning 
criteria  against  which  to  evaluate  future  development.  The 
following  criteria  are  intended  to  guide  Council  in  such  matters 
in  the  Restricted  Industrial  Areas  of  Wallace- Emerson. 

5.3  Prior  to  passing  by-laws  referred  to  in  Section  5.2  to 
permit  buildings  up  to  the  maximum  densities  in  Restricted 
Industrial  Areas,  Council  shall  have  regard  for: 

a)  Section  4.4  of  Part  I  of  the  Official  Plan  pertaining 
to  the  provision  of  adequate  car  and  truck  access, 
parking  and  loading  facilities  and  the  impact  of 
industrial  buildings  or  uses  on  the  surrounding  uses 
or  areas . 

b)  the  impact  of  such  industrial  uses  on  the 

environmental  quality  in  adjacent  areas  in  terms  of 
noise,  emissions,  dust,  odours  and  fumes;  and 

c)  the  desirability  of  providing  adequate  setbacks, 
buffering,  fencing  and  landscaping  to  ensure  the 
compatibility  of  industrial  uses  with  adjacent  uses. 

C)  Wade-Lansdowne  Industrial  Area 

The  Wade-Lansdowne  sub-area  is  approximately  a  two  block  area 
bounded  on  the  north  by  Paton  Road,  on  the  east  by  Lansdowne 
Avenue  and  on  the  west  by  Wade  Avenue  and  on  the  south  by  the 
laneway  soyth  of  Wade  Avenue.  The  area  is  presently  designated 
as  an  Area  of  Industry  in  the  Official  Plan  and  portions  are 
zoned  C3  V3  and  C3  V2.  (See  Map  4.4.)  These  designations 
permit  a  wide  range  of  industrial  and  commercial  uses  with  a 
maximum  permissible  density  of  7.0  and  5.0  times  the  area  of  the 
lot  respectively.  Existing  uses  in  the  Wade-Lansdowne  area 
include  industrial,  automobile-related  and  some  commercial 
activity.  There  are  also  pockets  of  low  density  detached  and 
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semi-detached  houses  which  front  on  Lansdowne  Avenue,  Paton  Road 
and  Wade  Avenue. 

Forty  residential  properties  are  presently  legal  non-conforming 
uses  and  are  developed  at  an  average  density  of  .68  times  the 
area  of  the  lot.  There  is  a  total  of  twenty-four  parking  spaces 
available  on  these  forty  properties.  Non-residential  uses  in 
the  area  are  presently  developed  to  an  average  density  of  .98 
times  the  area  of  the  lot  and  provide  an  aggregate  of  forty- 
eight  parking  spaces.  In  addition  to  these  uses  there  is  a 
large  site  proposed  for  development  at  the  south  end  of  the 
block  comprising  approximately  35,000  square  feet.  An  area  of 
about  20,700  square  feet  immediately  to  the  north  of  this  site 
is  used  by  TTC  for  the  storage  of  buses.  Table  4.2  shows  the 
distribution  of  uses  in  the  Wade-Lansdowne  sub-area. 


TABLE  4.2:  DISTRIBUTION  OF  LAND  USES 
IN  WADE-LANSDOWNE  AREA 


Acres 

Percent 

Residential 

1.9 

34.9 

Industrial/ Auto/Commerce 

2.4 

42.3 

TTC 

.5 

8.5 

Vacant 

.8 

14.  3 

TOTAL 

5.6 

100.0 

.  Redevelopment 

The  site  extending  along  the  northern  boundary  of  Wade  Avenue 
has  been  vacant  for  a  number  of  years,  a  fact  which  has  had 
implications  for  the  perceived  stability  of  the  area. 
Industrialists  surveyed  in  this  area  and  in  the  adjacent 
industrial  areas  almost  invariably  expressed  interest  in  the 
future  of  this  site  and  in  the  anticipated  effects  of  non¬ 
industrial  development.  Although  the  area  is  designated  as  an 
Area  of  Industry  and  zoned  C3,  proposals  to  date  for  this  site 
have  been,  residential  in  nature.  A  building  permit  has  been 
issued  for  the  construction  of  an  apartment-hotel  although 
development  has  not  commenced.  In  addition,  application  has 
been  made  to  rezone  this  site  for  a  proposed  senior  citizen 
project.  Concern  has  been  expressed  by  established  businessmen 
that  non- industrial  development  might  jeopardize  the  continued 
existence  of  industrial  uses  in  the  area.  Some  industrialists 
suggest  that,  if  development  pressure  increased  the  value  of 
their  land,  this  would  probably  lead  to  non-industrial 
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development  of  their  own  sites.  Given  present  market  pressures 
and  the  existing  cumulative  zoning,  this  scenario  is  at  least 
conceivable,  if  not  likely.  The  industry  which  is  presently 
located  in  the  Wade-Lansdowne  sub-area,  however,  appears  to  be 
relatively  stable  and  viable  with  many  of  the  firms  in  the  area 
or  in  adjacent  industrial  areas  intending  to  expand  their 
operations . 


.  Zoning  Conflicts 

The  Wade-Lansdowne  area  is  zoned  C3  which  gives  the  residential 
uses  in  the  area  a  legal  non-conforming  status.  Residents  must, 
therefore,  seek  permission  from  the  Committee  of  Adjustment  to 
expand  or  improve  their  premises.  The  function  of  this  status, 
generally,  is  to  discourage  non-conforming  uses  from  continuing 
and,  in  the  long  run,  to  replace  these  uses  with  conforming 
uses.  The  reality,  however,  is  quite  different.  Despite  their 
non-conforming  status,  residential  uses  persist.  The  cost  of 
purchasing  land  with  houses  is  generally  prohibitive  to 
industrialists  and  commercial  redevelopment  is  unlikely  in  this 
area  given  that  existing  space  available  on  Bloor  Street  enjoys 
a  significant  locational  advantage.  These  residential  uses  are 
not  likely  to  be  converted  to  a  "lower"  economic  use  or  to  a 
"higher"  one  but  will,  as  in  the  past,  remain  residential. 

The  density  provisions  of  the  Zoning  By-law  range  from  5.0  (V2) 
to  7.0  (V3)  and  appear  to  be  overly  permissive  given  the 
juxtaposition  of  residential  and  industrial  uses  and  given  the 
existing  densities  in  the  area  of  .98  for  non-residential  uses 
and  .68  for  residential.  Developments  up  the  maximum  permitted 
under  these  existing  provisions  could  have  detrimental  effects 
on  adjacent  industrial  and  residential  uses  in  terms  of 
increased  traffic,  parking  and  loading  problems  and  on  the 
environment  for  residential  uses.  Moreover,  the  necessity  for 
such  densities  as  it  relates  to  the  needs  of  industry  is 
doubtful  in  this  area  generally. 


Traffic  and  Parking 

Traffic  and  parking  problems  are  inter-related  and  localized  in 
the  Wade-Laqsdowne  sub-area.  Jenet  Avenue  and  Paton  Road  are 
both  probj-ema tical  in  part  because  of  the  operation  of  the 
Toronto  Transit  Commission.  The  TTC  bus  barns  on  the  north  side 
of  Paton  Road  create  severe  traffic  problems  during  rush  hours 
when  buses  are  moving  in  and  out  of  the  barns  with  great 
frequency. 

Residential  properties  on  Paton  Road  and  one  industrial  property 
are  faced  with  a  shortage  of  parking  spaces  since  there  is  no 
rear  lane.  Loading  facilities  and  customer  parking  are 
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virtually  non-existent  for  the  single  industrial  use  which  often 
results  in  the  use  of  an  existing  lane  at  the  rear  of  properties 
along  Lansdowne  Avenue  for  these  purposes.  This  creates 
conflicts  with  residents  who  want  access  to  the  lane  and  to 
their  garages.  The  proximity  to  the  TTC  barns  and  the  lack  of 
employee  parking  for  TTC  operators  increases  competition  for 
scarce  parking  spaces  and  frequently  results  in  numerous  parking 
violations.  These  violations  are  often  such  that  access  to 
industrial  properties  and  laneways  is  blocked. 

The  Keele  bus  route  runs  along  Jenet  Avenue,  an  extremely  narrow 
street  with  buildings  having  virtually  no  setbacks.  Due  to  the 
bus  route,  parking  is  prohibited  on  Jenet  Avenue  at  any  time. 
Industrial  uses  on  the  south  side  of  Jenet  Avenue  generally  do 
not  have  any  on-site  parking  and  have  no  rear  laneway.  Parking 
and  loading  facilities  are  poor,  making  it  necessary  for 
industrialists  to  park  cars  and  trucks  illegally,  which  prevents 
the  TTC  buses  from  moving  freely  along  the  street. 


.  Environment  and  Housekeeping 

The  proximity  of  residential  uses  to  industrial  activity  makes 
the  question  of  environmental  quality  a  critical  one.  Noise, 
dust  and  odours  from  factories  in  the  area  and  adjacent 
industrial  areas  are  a  cause  for  complaint  by  residents  of  the 
Wade-Lansdowne  sub-area.  These  factors,  combined  with  the 
effects  of  existing  zoning,  have  contributed  to  the  relative 
deterioration  of  some  of  the  homes  in  the  area  as  compared  to 
homes  in  the  main  body  of  residence. 


.  Mixed  Industrial-Residential  Designation 

Based  on  the  concept  that  residential  and  industrial  uses,  given 
sufficient  controls,  can  co-exist  compatibly,  the  Central 
Industrial  District:  Proposals  recommended  the  introduction  of 
a  new  Mixed  Industrial-Residential  designation  into  Part  I  of 
the  Official  Plan.  The  proposed  designation  would  accommodate 
both  residential  and  industrial  uses  and  include  measures, 
through  the  Zoning  By-law,  to  ensure  that  compatibility  between 
housing  and  industry  is  maintained.  The  strategy  of  site 
specific  zpning  proposed  in  the  Central  Industrial  District 
Report  provides  a  means  of  land  use  control  that  can  be  more 
effective  in  maintaining  compatibility  than  a  mixed-use  zoning 
category.  Criteria  for  re-zoning  which  take  into  account  local 
problems  and  concerns  can  afford  the  measure  of  control  that  is 
warranted  in  order  to  ensure  compatibility  and  stability  within 
the  area. 

The  suggested  maximum  permissible  industrial  density  in  Mixed 
Industrial-Residential  Areas  of  3.0  times  the  area  of  the  lot 
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might  be  compatible  with  the  general  scale  of  the  mixed-use  area 
in  Wallace-Emerson  although  this  maximum  should  probably  not  be 
permitted  as-of-right  given  the  possible  impact  of  such  a 
building . 

The  Central  Industrial  District:  Proposals  recommend  a 
residential  density  of  80  units  per  acre  in  Mixed  Industrial- 
Residential  Areas  which  would  be  roughly  equivalent  to  a  gross 
floor  area  of  2.0.  In  the  Wade-Lansdowne  Area,  however,  the 
advantages  of  a  units  per  acre  system  are  not  great  and  a 
conventional  gross  floor  area  density  system  appear  preferable. 
No  mixed-use  buildings  would  be  permitted  in  the  Wallace- 
Lansdowne  Area  and,  therefore,  no  CR  mixed-use  zoning  would  be 
necessary.  All  residential  development  would  be  permitted  only 
through  a  rezoning  process.  The  tendency  for  a  gross  floor  area 
density  system  to  produce  smaller  units  in  this  case  is  an 
advantage  since  non-family  housing  would  be  more  appropriate  in 
this  area.  A  floor  space  index  of  up  to  2.0  would  be  expected 
to  result  in  building  forms  generally  compatible  with 
surrounding  uses  and  criteria  for  rezoning  would  ensure  that 
this  compatibility  would  be  realized. 

The  Central  Industrial  District:  Proposals  also  recommends  that 
street-related  retail  uses  and  mixed-use  buildings  containing 
street-related  retail  uses  be  permitted.  Within  the  mixed-use 
area  in  Wallace-Emerson  no  such  use  presently  exists  and  it 
would  not  appear  to  be  either  necessary  or  advisable  that  such 
uses  be  permitted  in  this  area  given  its  proximity  to  the  Bloor 
Street  commerce  area.  It  has  been  argued  in  a  previous  section 
on  the  Bloor  Street  commerce  area  that  this  major  retail  and 
service  centre  fulfills  a  vital  neighbourhood  function  and  as 
such,  measures  should  be  taken  to  enhance  and  preserve  the 
relationship  between  the  Bloor  Street  area  and  the  neighbourhood 
as  a  whole.  With  this  objective  in  mind,  it  would  appear  that 
street-related  retail  uses  which  might  serve  the  Mixed 
Industrial-Residential  area  at  Wade  and  Lansdowne  Avenues  would 
best  be  located  along  Bloor  Street.  The  Wade-Lansdowne  area 
would  remain  well  serviced  while  at  the  same  time,  the 
competitive  advantage  of  Bloor  Street  would  be  reinforced. 

Incidental  industrial  uses  such  as  a  newsstand,  barber  shop, 
bank  or  eating  establishment  would  also  be  encouraged  to  locate 
in  the  Blpor  Street  area  and,  therefore,  are  not  permitted  in 
the  Mixed  .Industrial-Residential  area.  Ancillary  uses  such  as 
administrative  offices,  showrooms  or  a  retail  outlet  directly 
associated  with  a  production  process  would  be  permitted  since 
these  uses  are  defined  as  industrial  uses. 

The  previous  discussions  of  characteristics  and  issues  in  the 
Wade-Lansdowne  Area  suggest  that,  with  the  exception  of  the 
provisions  for  street-related  retail  uses  and  the  residential 
density  of  80  units  per  acre,  the  Mixed  Industrial-Residential 
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designation  outlined  in  the  Central  Industrial  District: 
Proposals  is  appropriate  for  this  area  and,  therefore,  it  is 
recommended  that  the  following  proposals  apply  in  the  Wade- 
Lansdowne  Area: 

6.1  a)  The  Mixed  Industrial-Residential  Area  shall  be 

regarded  as  an  area  containing  a  mix  of  residential 
uses  and  those  industrial  uses  vdiich  are 
environmentally  compatible  with  adjacent  and 
neighbouring  uses. 

b)  Council  shall  employ  its  powers  of  regulation  and 
review  and  shall  make  requirements  to  ensure  mutual 
compatibility  of  uses  in  the  Area. 

6.2  In  the  Mixed  Industrial-Residential  Area,  Council  may, 

subject  to  Section  6.3,  pass  by-laws  to  permit: 

i)  subject  to  Section  6.4,  industrial  buildings  or  uses 
which  are  environmentally  compatible  with  adjacent  or 
neighbouring  uses  have  a  gross  floor  area  up  to  3.0 
times  the  area  of  the  lot;  or 

ii)  subject  to  Section  6.5,  residential  buildings  or  uses 
having  a  gross  floor  area  up  to  2.0  times  the  area  of 
the  lot. 


.  Zoning  Criteria 

It  was  argued  earlier  that  there  is  a  need  for  criteria  upon 
which  to  evaluate  applications  for  changes  in  use  within  the 
Mixed  Industrial-Residential  Area  in  terms  of  the  potential 
impact  of  such  development  on  existing  uses.  It  is  proposed 
that  the  criteria  outlined  below  provide  the  basis  for  such 
rezonings : 

6.3  In  passing  by-laws  to  permit  a  change  in  use,  residential 
to  industrial  or  industrial  to  residential  in  the  Mixed 
Industrial-Residential  Area,  Council  shall  have  regard  for 
Section  4.2.1  of  Part  I  of  the  Official  Plan  respecting  the 
advisability  of  retaining  existing  industrial  or 
residential  buildings,  the  extent  to  which  a  change  in  use 
would  adversely  affect  the  continued  compatibility  of 
neighbouring  uses  and  the  provisions  of  the  appropriate 
Provincial  legislation  regulating  the  standard  of 
industrial  performance. 

6.4  In  passing  by-laws  to  permit  a  change  to  industrial  use  or 
to  permit  industrial  buildings  up  to  the  maximum  gross 
floor  area  provided  in  Section  6.2  of  this  Plan  in  the 
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Mixed  Industrial-Residential  Area,  Council  shall  have 
regard  for: 


a)  Section  4.4  of  Part  I  of  the  Official  Plan  pertaining 
to  the  provision  of  adequate  car  and  truck  access, 
parking  and  loading  facilities  and  the  impact  of 
industrial  buildings  or  uses  on  the  surrounding  uses 
or  areas; 

b)  the  impact  of  such  industrial  uses  on  the 
environmental  quality  in  adjacent  areas  in  terms  of 
noise,  emissions,  dust,  odours  and  fumes;  and 


c)  the  provision  of  adequate  setbacks,  buffering,  fencing 
and  landscaping  to  ensure  that  compatibility  between 
industrial  uses  and  adjacent  uses  is  maintained. 

6.5  In  passing  by-laws  to  permit  a  change  to  residential  use, 
or  to  permit  residential  buildings  up  to  the  maximum  gross 
floor  area  provided  in  Section  6.2  of  this  Plan  in  the 
Mixed  Industrial-Residential  Area,  Council  shall  have 
regard  for: 


a)  the  desirability  of  ensuring  that  new  residential 
buildings  form  extensions  of  existing  residential  uses 
or  pockets  of  residential  use  and  provide  a  viable 
residential  environment; 

b)  the  desirability  of  ensuring  that  residential 
developments  provide  adequate  buffering,  screening  and 
landscaping  and  that  suitable  measures  are  taken  to 
reduce  any  nuisance  factors  for  future  residents  such 
as,  but  not  limited  to,  noise,  visual  blight,  traffic 
and  air  pollution;  and 

c)  the  compatibility  of  such  residential  development  in 
terms  of  height,  bulk  and  building  form  with  adjacent 
residential  uses  and  the  Low  Density  Residence  Area. 
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IMPLEMENTATION 


The  Official  Plan  Part  II  sets  out  the  policy  framework  which  would 
guide  Council  in  future  decisions  with  respect  to  certain  aspects  of 
the  Wallace- Emerson  neighbourhood.  In  order  to  implement  many  of  the 
Part  II  proposals,  a  number  of  actions  must  be  taken.  These  include, 
primarily,  amendments  to  the  Zoning  By-law  and  certain  immediate 
improvement  actions  to  be  taken  by  the  City.  Further  reports  may  be 
required  to  ensure  that  appropriate  implementing  actions  are 
initiated.  This  section  proposes  the  amendments  to  the  Zoning  By-law 
and  the  more  immediate  actions  and  attempts  to  clarify  both  the 
content  and  rationale  for  each. 


5.1  AMENDMENTS  TO  THE  ZONING  BY-LAW 

5.1.1  Land  Use  and  Density  Changes 

It  is  recommended  that  the  Zoning  By-law  be  amended  in 
accordance  with  Map  B. 

.  Rationale 

Map  5.1  indicates  the  existing  zoning  in  Wallace- Emerson  and  Map  B 
the  proposed  zoning,  with  the  areas  which  would  undergo  zoning 
changes  shaded.  The  proposed  changes  are  discussed  below. 


.  Area  A:  The  Residence  Area  (Map  5.2) 

The  major  portion  of  Wallace-Emerson  is  residential  and  presently 
zoned  R2  Z2.  It  is  proposed  that  this  designation,  which  permits  low 
density  residential  uses,  continue  to  apply  and  that  it  be  extended 
to  include  two  areas  of  housing  now  within  an  industrial  zone. 

Houses  along  the  south  side  of  Wallace  Avenue,  west  of  Lansdowne 
Avenue,  presently  zoned  for  industrial  uses  ( C 3  V2)  are  in  good 
repair,  integrated  with  the  larger  body  of  residential  properties  and 
have  remained  in  residential  use  in  spite  of  a  legal  non-conforming 
status.  In  the  previous  Official  Plan  proposal  section,  it  was 
argued  that  this  group  of  houses  be  included  within  the  Low  Density 
Residence  Area  and  the  proposed  R2  Z2  designation  would  implement 
this  policy. 
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The  second  area  included  in  a  recent  Official  Plan  Part  I  amendment 
designating  this  and  other  areas  Low  Density  Residence  with 
Permissible  Industrial  lies  in  the  north-western  portion  of  the 
neighbourhood  in  the  St.  Clarens  Avenue/Dupont  Street  area.  Under  an 
interim  by-law,  (By-law  153-76) ,  portions  of  this  area  have  been 
recently  recommended  for  rezoning  to  a  restricted  C2  VI  and  R2  Z2. 
(See  Map  5.3.)  Uses  in  this  area  include  an  apartment-hotel,  a  motor 
vehicle  repair  shop  class  "A" ,  a  motor  vehicle  repair  shop  class  MBM , 
a  wood  products  factory  and  low  density  housing. 

The  apartment-hotel  was  constructed  under  the  provisions  of  a  by-law 
which  has  since  been  repealed  and  is  classified  as  a  legal  non- 
conforming  commercial  use.  It  is  for  all  intents  and  purposes, 
however,  a  residential  building  of  very  high  density  (5.8  times  the 
lot  area) .  There  is  no  residential  designation  which  would  recognize 
the  building  either  in  terms  of  use  or  density  but  the  industrial 
designation  which  presently  applies  is  considered  to  be  inconsistent 
with  the  proposed  Official  Plan  Part  II  and  the  actual  use.  It  is, 
therefore,  proposed  that  the  residential  designation,  R2  Z2,  which 
permits  an  apartment  building  and  which  applies  to  adjacent 
properties  be  applied  to  these  lands.  The  building  would  remain  non- 
conforming  but  would  be  appropriately  restricted  to  residential  uses. 

The  motor  vehicle  repair  shop  class  "B"  situated  on  the  south-west 
corner  of  St .  Clarens  Avenue  and  Dupont  Street  occupies  land  which 
form  part  of  the  main  body  of  residential  uses.  St.  Clarens  Avenue 
is  primarily  residential  although  it  contains  two  small  mid-block 
industries,  a  motor  vehicle  repair  shop  class  "A"  and  a  wood  products 
factory.  The  motor  vehicle  repair  shop  class  "B"  appears  well 
established  but  cannot  reasonably  be  considered  a  legitimate  use  in  a 
residence  area  from  a  planning  perspective.  The  two  main  options  in 
this  instance  would  be  to  zone  the  lands  at  this  corner  AC,  a 
restrictive  category  designed  to  permit  automobile  service  stations 
adjacent  to  residential  uses  or  to  zone  the  lands  R2  Z2  consistent 
with  the  zoning  to  the  north,  east  and  south.  Under  both 
designations  the  present  use  would  be  considered  legally  non- 
conforming.  This  status  would  not  prohibit  the  operation  of  an 
established  business  but  requires  the  consent  of  the  Committee  of 
Adjustment  for  physical  alterations  and  change  of  ownership.  It  is 
intended  to  discourage  major  expansion  and  could  encourage  relocation 
over  the  long  term.  Given  traffic  and  parking  conditions  in  the 
immediate  area,  and  at  this  location  in  particular,  and  the 
residential  uses,  on  the  adjacent  properties,  any  change  in  land  use 
would  most  appropriately  be  to  residential.  For  this  reason,  the  R2 
Z2  designation  is  proposed. 

Two  areas  which  were  recently  recommended  for  rezoning  on  an  interim 
basis  to  R2  Z2  are  proposed  to  be  confirmed  as  such.  These  include 
the  houses  along  the  north  side  of  Dupont  Street  between  St.  Clarens 
Avenue  and  Emerson  Avenue  and  homes  along  the  west  side  of  St. 
Clarens  Avenue.  The  two  mid-block  industries  on  St.  Clarens  Avenue 
mentioned  earlier  would  be  legally  non-conforming.  With  the 
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exception  of  these  two  properties,  St.  Clarens  Avenue  is  exclusively 
a  residential  street  and  these  two  industrial  uses  should  be 
encouraged  to  relocate  in  the  long  terra. 


.  Area  B:  Commerce  Areas  (Map  5.4) 

The  Wallace-Emerson  neighbourhood  supports  three  commerce  areas: 
Bloor  Street,  Wallace-Lansdowne  and  Dupont-Duf ferin .  The  proposed 
zoning  for  these  areas  is  CR  L2  U80,  CR  LI  U60  and  CR  LI  U40 
respectively. 

The  Bloor  Street  Area  is  presently  zoned  Cl  VI  which  permits  a  range 
of  commercial  buildings  having  a  gross  floor  area  up  to  three  times 
the  area  of  the  lot  or  residential  buildings  having  a  gross  floor 
area  up  to  1.0  times  the  area  of  the  lot.  Most  properties  are 
developed  at  lesser  density,  the  average  being  1.24.  To  implement 
the  mixed-use  designation  proposed  in  the  Part  II  Plan,  a  mixed-use 
zoning  is  recommended.  The  mixed-use  CR  zoning  permits  a  wide  range 
of  local  retail  and  service  uses  and  institutional  uses  similar  to 
those  permitted  in  the  Cl  category  but  also  permits  greater 
flexibility  with  respect  to  residential  uses  and  encourages  a  mixed- 
use  form  of  development.*  The  CR  use  list  developed  for  the  Central 
Area  Plan  is  being  reviewed  at  this  time  and  it  is  anticipated  that 
new,  more  refined  CR  categories  will  emerge  that  reflect  the  various 
forms  of  commercial  development  presently  found  in  mixed-use  areas 
across  the  City.  Should  a  more  appropriate  CR  district  be  developed, 
this  would  be  applied  to  the  Bloor  Street  area.  It  is  hoped  that  the 
new  CR  districts  would  be  developed  before  the  final  report  on  the 
Wallace-Emerson  Part  II  Plan  is  complete  and  that  they  could  be 
incorporated  at  that  time. 

A  commercial  density  of  2.0  times  the  lot  area  (L2)  is  recommended 
which  corresponds  to  the  maximum  permitted  under  the  official  Plan 
Part  II  proposals.  A  residential  density  of  80  units  per  acre,  the 
maximum  permitted  under  the  Plan,  is  also  proposed.  This  zoning, 
while  slightly  less  permissive  in  terms  of  commercial  density  and 
considerably  in  excess  of  the  residential  density  in  the  existing 
zoning,  can  be  expected  to  result  in  development  similar  in  form  to 
existing  buildings. 

The  western  boundary  of  the  commercial  zone  has  been  extended  to 
include  properties  which  are  presently  used  for  local  commercial 
activity  in  Recognition  of  their  relationship  with  the  remainder  of 
the  commerce  area. 


See  Appendix  A  -  Use  Lists  for  CR  Districts. 


The  Wallace-Lansdowne  commerce  area  is  presently  zoned  in  part  Cl  VI 
and  in  part  C3  V2.  The  C3  V2  industrial  designation  is  considered 
overly  permissive  in  terms  of  its  potential  effects  upon  both  the 
commercial  and  residential  uses  in  the  area  and  would  be  inconsistent 
with  the  policy  to  promote  the  area  as  a  secondary  local  shopping 
area.  A  designation  which  corresponds  to  the  present  and  proposed 
function  of  this  shopping  node,  and  which  would  implement  the 
proposals  in  the  Part  II  Plan  is  a  mixed-use  CR  LI  U60.  The  Wallace- 
Lansdowne  area  is  actually  quite  small  and  forms  an  extension  of  the 
residence  area.  This  relationship  with  the  residence  area  makes  the 
Wallace-Lansdowne  Area  relatively  more  sensitive  than  the  Bloor 
Street  Area  and,  therefore,  requires  more  stringent  use  and  density 
controls.  The  commercial  density  of  1.0  would  allow  for  commercial 
development  similar  to  existing  uses,  while  the  residential  density 
of  60  units  per  acre,  with  the  assumption  of  an  average  unit  size  of 
800  square  feet,  is  roughly  equivalent  to  1.0  times  the  lot  area,  the 
maximum  permitted  in  the  residence  area.  The  CR  designation  is 
proposed  to  allow  increased  flexibility  with  respect  to  permitted 
residential  uses.  It  is  expected  that  the  revision  of  the  CR 
district  currently  underway  will  result  in  a  CR  district  use  list 
which  will  be  more  consistent  with  the  local  character  of  the 
Wallace-Lansdowne  Area  and,  when  developed,  such  revisions  would  be 
applied . 

The  Dupont-Duf f erin  Commerce  Area  has  been  recently  rezoned  to  CIS  L3 
Z2.  This  category,  in  terms  of  its  use  provisions,  generally 
corresponds  to  existing  uses.  The  commercial  density  of  up  to  3.0 
times  the  lot  area,  however,  is  substantially  in  excess  of  existing 
development.  In  addition,  the  existing  designation,  although  it 
permits  an  apartment  building,  does  not  encourage  mixed-use 
development.  The  Part  II  proposals  recommend  that  this  area  be 
designated  as  a  Mixed  Commercial-Residential  Area  wherein  residential 
uses  should  be  encouraged  and  commercial  expansion  controlled 
according  to  specific  criteria.  The  CIS  L3  Z2  designation, 
therefore,  which  permits  3.0  times  the  lot  area  for  commercial  uses 
and  is  inflexible  with  regard  to  residential  or  mixed-use 
development,  is  inappropriate  in  the  Dupont-Duf f erin  Area  and 
inconsistent  with  the  Part  II  proposals. 

A  more  suitable  zoning  option  would  be  a  mixed-use  CR  LI  U40.  This 
designation  would  recognize  the  existing  uses  in  the  Galleria 
Shopping  Centre  including  the  automobile  service  station  at  the 
corner  and  would  also  encourage  mixed-use  development.  A  commercial 
density  of  1,0  times  the  lot  area  is  proposed  to  permit  some 
expansion  of  commercial  uses  but  not  up  to  the  maximum  of  2.0 
permitted  in  the  Official  Plan.  The  rationale  for  zoning  below  the 
Official  Plan  density  is  to  maintain  control  over  large  scale 
commercial  expansion,  which  could  have  a  significant  impact  on  the 
surrounding  area,  through  a  rezoning  process.  Since  the  density  of 
existing  buildings  is  about  0.5  times  the  lot  area,  a  density  of  1.0 
would  allow  for  considerable  expansion  and  can  not  be  construed  as 
overly  restrictive  in  this  regard.  A  residential  density  of  40  units 
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per  acre  is  recommended  for  similar  reasons.  Residential  development 
is  permitted  at  a  modest  level  but  a  proposal  for  residential  or 
mixed-use  development  up  to  the  maximum  of  60  units  per  acre  would 
undergo  a  review,  by  means  of  rezoning,  to  assess  the  local  impact  of 
such  a  proposal. 


.  Area  C:  Areas  of  Industry  (Map  5.5) 

.  Sub-areas  1,  2  and  3: 

The  major  concentration  of  industry  in  Wallace-Emerson  is  located  in 
an  area  presently  zoned  C3  V2.  Because  of  the  proximity  to 
residential  uses  along  the  entire  expanse  of  this  industrial  area, 
the  C3  V2  designation  appears  overly  permissive  both  in  terms  of  the 
use  and  density  provisions.  In  addition,  the  cumulative  C3  zoning, 
because  it  permits  a  wide  range  of  commercial  as  well  as  industrial 
uses,  could  adversely  affect  the  stability  of  industry  since 
commercial  uses  will  generally  outbid  industrial  uses  for  land. 

The  zoning  strategy  proposed  for  restricted  industrial  areas  in  the 
Central  Industrial  District;  Proposals  would  provide  adequate 
protection  for  residential  and  industrial  uses  in  the  area.  Three 
zoning  changes  based  on  the  Central  Industrial  District:  Proposals 
recommendations  for  exclusive  industrial  zoning  categories  are 
proposed  for  the  major  concentration  of  industry. 

The  final  report  on  the  new  industrial  zoning  has  not  yet  been 
brought  forward  but  is  expected  some  time  early  in  1977.  The  use 
lists  for  the  industrial  zoning  categories  might  vary  from  those 
proposed  in  the  Central  Industrial  District:  Proposals  although  the 
principle  behind  each  category  is  likely  to  remain  unchanged.*  If 
the  final  zoning  report  has  not  emerged  at  the  time  of  the  final 
report  on  the  Wallace-Emerson  Part  II,  interim  industrial  zoning  will 
be  developed  based  on  the  principles  set  out  in  the  Central 
Industrial  District:  Proposals  which  are  discussed  below  in  terms  of 
the  three  industrial  sub-areas. 


.  Sub-area  1 

It  is  proposed  that  the  area  north  of  Lappin  Avenue,  west  of 
Lansdowne  Avenue  be  rezoned  from  C3  V2  to  12  D3.**  In  the  12 
district  .the  uses  permitted  are  restricted  to  those  which  are 


See  Appendix  B  -  Use  Lists  for  Industrial  Districts. 

The  12  zoning  corresponds  to  the  I2R  district  in  the  Central  Industrial 
District:  Proposals  report.  12  thereby  becomes  13  and  13  becomes  14. 
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environmentally  compatible  with  neighbouring  residential  areas 
unlike  the  C3  district  which  permits  uses  which  could  be 
offensive  to  residents  under  the  12  zoning.  All  existing  uses 
in  the  area  will  be  conforming. 

Properties  in  this  area  are  presently  developed  at  densities 
just  under  2.0  times  the  lot  area.  The  Part  II  proposals 
recommend  a  maximum  density  of  3.0  times  the  lot  area  in 
Restricted  Industrial  Areas  adjacent  to  residential  uses.  In 
order  to  allow  convenient  expansion  of  existing  uses,  it  is 
proposed  that  sub-area  1  be  zoned  to  permit  this  maximum  as-of- 
right.  A  density  of  D3  is,  therefore,  recommended. 


.  Sub-area  2 

Industrial  properties  south  of  Lappin  Avenue,  in  addition  to 
being  in  greater  proximity  to  residential  uses,  are  generally 
developed  at  densities  below  2.0  times  the  lot  area,  the  average 
being  0.98.  These  two  factors  suggest  that,  unlike  industry  to 
the  north,  an  industrial  density  of  2.0  times  the  area  of  the 
lot  would  allow  considerable  expansion  of  existing  uses  while 
helping  to  ensure  compatibility  with  adjacent  residential  uses 
by  allowing  the  maximum  density  of  3.0  only  by  means  of  a 
rezoning.  As  in  the  area  north  of  Lappin  Avenue,  an  12  is 
proposed  for  the  Restricted  Industrial  Area  south  of  Lappin 
Avenue  permitting  only  those  uses  which  are  environmentally 
compatible  with  residential  uses.  An  12  is  proposed  rather  than 
II  which  would  be  even  more  restrictive  in  terms  of  uses 
permitted  because  an  II  designation  would  make  legal  non- 
conforming  a  number  of  uses  which  are  presently  conforming  and 
which  are  not  sources  of  conflict  with  residential  uses.  One 
use  which  is  presently  a  legal  non-conforming  use  would  remain 
so  under  the  new  zoning.  It  is,  therefore,  proposed  to  zone  the 
Restricted  Industrial  Area  south  of  Lappin  Avenue  12  D2. 


.  Sub-area  3 

Five  properties  just  east  of  Lansdowne  Avenue  at  Dupont  Street 
are  proposed  for  inclusion  in  the  Restricted  Industrial  Area  in 
the  Part  II  Plan.  The  intersection  of  Dupont  Street  and 
Lansdowne  .Avenue  functions  primarily  as  an  industrial 
intersection  accommodating  general  industrial  traffic  with  many 
large  transport  trucks  serving  industrial  uses  in  the  areas  to 
the  north,  west  and  south.  The  character  of  the  area  as 
industrial  is  reinforced  by  existing  uses  in  these  five 
properties  which  include  a  TTC  trolley  bus  turning  yard,  a  City 
Public  Works  Yard  and  two  small  restaurants.  There  is  only  one 
residential  property  located  between  the  Public  Works  yard  and 
one  of  the  restaurants.  The  area  would  not  appear  suitable  for 
residential  uses  given  the  large  volume  of  industrial  traffic 
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which  utilizes  this  intersection.  The  location  of  the  American 
Standard  loading  docks  directly  across  the  street  on  the  west 
side  of  Lansdowne  Avenue  also  makes  this  area  largely  unsuited 
to  residential  development.  It  would  also  appear  inappropriate 
to  permit  general  commercial  development  in  this  sub-area  since 
it  would  likely  exacerbate  already  poor  local  traffic 
conditions.  An  exclusive  industrial  district  would,  therefore, 
appear  to  be  the  best  option.  A  restrictive  II  zoning  is 
proposed  in  this  area  due  to  the  fact  that  these  properties  abut 
residential  uses  along  the  rear  lot  lines  and  to  the  south  of 
the  area.  Uses  permitted  in  the  II  district  would  be 
environmentally  compatible  with  residential  uses  and  do  not 
normally  generate  high  volumes  of  traffic.  A  density  of  2.0 
times  the  area  of  the  lot  is  recommended.  While  this  density  is 
significantly  higher  than  the  existing  average  density  in  the 
adjacent  Residence  Area  (about  0.6  times  the  lot  area),  it  is 
expected  that  resulting  buildings  will  be  generally  compatible 
with  respect  to  bulk  and  scale. 


.  Sub-area  4:  The  Dupont  Industrial  Area 

The  Part  II  proposals  for  Wallace-Emerson  recommend  that  the  area 
north  of  Dupont  Street  between  St.  Clarens  Avenue  and  Dufferin  Street 
be  designated  a  Restricted  Industrial  Area.  To  implement  this 
proposal,  a  zoning  district  of  II  D2  is  recommended.  The  II  category 
which  is  designed  to  restrict  uses  which  normally  generate  high 
volumes  of  traffic  would  help  to  ensure  that  local  traffic  conditions 
are  not  compounded  in  the  future.  The  II  district  also  restricts 
uses  to  those  which  are  compatible  with  residential  uses  in  terms  of 
such  factors  as  noise,  air  pollution,  dust  and  fumes  which  is 
necessary  in  this  area  between  St.  Clarens  Avenue  and  Emerson  Avenue 
where  industrial  uses  abut  residential  uses.  The  II  designation, 
however,  would  not  permit  any  automobile  repair  or  service  shops 
including  an  auto  service  station  or  car  washing  establishment.  The 
II  designation,  therefore,  would  render  seven  of  the  eleven  existing 
uses  on  Dupont  Street  non-conforming.  On  the  surface,  this  would 
appear  to  be  an  overly  harsh  restriction  penalizing  well  established 
businesses.  There  are,  however,  compelling  arguments  in  support  of 
such  restrictions. 

The  contribution  of  existing  uses  to  problems  of  traffic  and  parking 
congestion  is  a.  function  of  basically  two  factors.  One  is  the  lack 
of  any  parking  requirements  and  regulations  regarding  setbacks, 
access  and  egress  in  the  Zoning  By-law  for  automobile-related  uses. 
The  second  is  the  over-concentration  of  these  uses  which  are  not 
subject  to  the  aforementioned  regulations;  the  negative  effects  are 
cumulative.  The  Part  II  proposals  have  argued  that  automobile- 
related  uses  should  be  permitted  only  where  certain  criteria  have 
been  met.  At  present,  only  two  of  the  existing  seven  automobile- 
related  uses  appear  to  meet  these  criteria  as  set  out  in  Section  2.11 
of  the  Part  II  Plan.  Any  expansion  of  those  uses  which  do  not  meet 
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these  criteria  could  exacerbate  local  traffic  problems  which  are 
already  quite  serious.  If  the  uses  were  permitted  as-of-right,  the 
City  would  have  no  means  whereby  to  regulate  or  monitor  this 
expansion  or  its  effects.  A  legal  non-conforming  status,  however, 
would  provide  a  means  through  the  Committee  of  Adjustment  of 
regulating  expansion  which  is  not  in  the  general  interest  of  the 
community.  Those  uses  which  in  the  future  were  able  to  meet  the 
criteria  set  out  in  Section  2.11  of  the  Plan  could  then  apply  for  a 
rezoning  on  a  site  by  site  basis  recognizing  the  legitimacy  of 
automobile  uses. 

In  addition  to  this  monitoring  process,  there  is  a  clear  need  to 
revise  existing  Zoning  By-law  standards  for  automobile-related  uses 
which,  in  the  long  term,  would  help  prevent  problems  such  as  those 
experienced  on  the  north  side  of  Dupont  Street.  Toward  this  end,  a 
further  study  is  proposed  in  Section  5.3.3  below  which  will  develop 
standards  for  auto-related  uses  on  a  City-wide  basis.  It  is  hoped 
that  new  standards  and  provisions  can  be  adopted,  on  a  City-wide 
basis,  prior  to  the  final  report  on  the  Wallace- Emerson  Part  II  Plan, 
in  which  case,  automobile-related  uses  might  then  be  permitted  in 
this  area  since  such  uses  could  then  be  required  to  meet  these  new 
standards  if  expansion  were  to  occur. 

At  present,  there  are  two  automobile-related  uses  which  appear  to 
meet  the  proposed  criteria  in  Section  2.11  of  the  Plan  and  are 
proposed  as  exemptions  to  the  II  zoning.  These  are  1212  and  1286 
Dupont  Street,  a  car  washing  establishment  and  an  automobile  service 
station  respectively. 


.  Sub-area  5:  The  Mixed  Industrial-Residential  Area 

The  Central  Industrial  District:  Proposals  recommend  a  site-specific 
zoning  strategy  in  Mixed  Industrial-Residential  Areas  as  a  means  to 
ensure  that  adequate  land  use  controls  necessary  to  protect  existing 
residential  and  industrial  uses  are  available  and  can  be  exercised  to 
ensure  future  compatibility  between  housing  and  industry.  To 
implement  the  proposals  in  the  Part  II  Plan  which  designate  this  area 
as  a  Mixed  Industrial-Residential  Area,  it  is  recommended  that 
existing  uses  be  generally  recognized  through  the  Zoning  By-law.  It 
is  proposed,  therefore,  that  all  houses  in  the  area  be  zoned  R2  Z2 
and  the  remainder  of  the  area,  which  is  industrial,  be  zoned  II  D2. 

The  II  district  is  the  most  restrictive  in  terms  of  environmental 
impact  and  traffic  generating  ability  and,  in  this  sense,  would  help 
to  ensure  that  existing  residential  uses  were  protected  against 
obnoxious  or  offensive  industrial  uses  locating  in  the  area.  The  D2 
density  designation  which  permits  a  maximum  floor  space  index  of  2.0 
is  consistent  with  existing  industrial  buildings  allowing  for  modest 
expansions  and,  in  terms  of  potential  bulk  and  scale,  compatible  with 
adjacent  housing.  The  Part  II  proposals  for  the  Mixed  Industrial- 
Residential  Area  recommended  that  incidental  industrial  uses  not  be 
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permitted  and,  therefore,  such  uses  would  be  deleted  from  the  II  use 
list . 

Housing  in  the  Mixed  Industrial-Residential  Area  is  similar  in  form 
and  scale  to  housing  in  the  main  body  of  residence  to  the  east.  An 
appropriate  zoning,  therefore,  for  these  houses  would  be  an  R2  Z2 
district  as  in  the  residence  area. 

5.1.2  Repeal  of  Section  16  (l)(vv)(ii) 

It  is  recommended  that  Section  16  (l)(vv)(ii)  of  the  Zoning  By¬ 
law  as  it  applies  to  certain  lands  in  Wallace- Emerson  be 
repealed . 

.  Rationale 

Section  16  (l)(vv)(ii)  of  the  Zoning  By-law  permits  apartment-hotels 
in  certain  areas  of  the  City.  Such  uses  are  generally  not  permitted 
and  not  considered  appropriate  outside  of  the  Core  Area.  An 
apartment-hotel  is  permitted  under  this  section  on  lands  at  the 
corner  of  Wade  and  Lansdowne  Avenues.  A  building  permit  was  issued 
in  1973  for  the  construction  of  an  apartment-hotel  on  this  site  and 
has  been  renewed  as  recently  as  June  1976.  No  construction  has 
begun,  however,  and  an  alternative  proposal  for  senior  citizen 
housing  is  presently  being  considered.  A  use  such  as  an  apartment- 
hotel  would  not  be  appropriate  in  this  area  and  would  be  inconsistent 
with  Part  II  proposals  for  the  Mixed  Industrial-Residential  Area 
where  site  specific  zoning  is  desirable.  It  is  recommended, 
therefore,  that  this  provision  of  the  Zoning  By-law  be  repealed. 

5.1.3  Building  Height  Limits 

For  the  purposes  of  implementing  the  policy  contained  in  Section  2.2 
of  the  Part  II  Official  Plan  for  Wallace-Emerson,  it  is  recommended 
that : 

By-law  20623  be  amended  so  that  the  heights  of  any  building 
above  grade  constructed  subsequent  to  the  passing  of  the  by-law 
giving  effect  thereto,  exclusive  of  chimneys,  vents,  mechanical 
equipment  and  structures  required  to  house  such  elements,  be  in 
accordance  with  the  height  districts  shown  on  Map  C. 

.  Rationale 

Building  height  limits  are  proposed  in  order  to  provide  general 
visual  consistency  in  building  forms  and  to  ensure  a  degree  of 
compatibility  among  different  types  of  uses.  Combined  with  set  back 
and  open  space  requirements  of  the  Zoning  By-law,  building  heights 
would  help  to  achieve  the  intent  of  the  Part  II  Plan  of  ensuring 
compatibility  between  buildings,  uses  and  areas.  In  Mixed 
Commercial-Residential  areas,  the  height  limit  has  the  additional 
advantage  of  promoting  a  particular  form  of  housing  with  specific 
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average  unit  size.  In  order  not  to  penalize  property  owners  whose 
buildings  would  exceed  the  proposed  height  limits,  the  by-law  would 
apply  only  to  buildings  constructed  after  the  passing  of  the  by-law. 

A  height  of  38  feet  is  proposed  for  the  residence  area  which  consists 
of  low  density  dwellings  generally  under  38  feet  at  present.  This 
limit  permits  modest  expansion  of  existing  housing  and  is  practicable 
within  the  density  limits  of  the  R2  Z2  zoning  (0.6)  and  of  the  Part 
II  proposals  (1.0). 

A  38  foot  height  limit  is  also  proposed  for  the  Low  Density  Mixed 
Commercial-Residential  Area  B  because  of  the  relationship  between  the 
Wallace-Lansdowne  Commerce  Area  and  the  residence  area.  In  addition, 
the  38  foot  limit  when  combined  with  the  60  unit  per  acre  residential 
density  should  encourage  the  production  of  moderate  sized  housing 
units  suitable  for  families  without  children. 

A  45  foot  height  limit  is  proposed  for  the  two  other  Low  Density 
Mixed  Commercial  Residential  Areas  to  accommodate  the  higher 
densities  permitted  in  these  areas.  In  the  case  of  the  Bloor  Street 
Commerce  Area,  the  45  foot  limit  in  combination  with  80  units  per 
acre  residential  density  should  encourage  the  production  of  moderate¬ 
sized  units  in  mixed-use  buildings  while,  in  the  Dupont-Duf ferin 
Area,  the  45  foot  limit  should  encourage  family  sized  units  given  the 
40  units  per  acre  proposed  for  that  area. 

In  the  industrial  areas,  two  height  limits  are  proposed.  A  height 
limit  of  60  feet  is  proposed  for  industries  west  of  Lansdowne  Avenue 
and  north  of  Lappin  Avenue  to  accommodate  the  density  of  3.0  that  is 
proposed.  Industrial  buildings  in  this  area  are  generally  higher 
than  45  feet  at  present  and  a  60  foot  maximum  would  allow  for  modest 
expansion  up  to  the  densities  proposed. 

A  45  foot  height  limit  is  also  proposed  for  those  industries  north  of 
Dupont  Street,  the  five  industrial  properties  east  of  Lansdowne 
Avenue  at  Dupont  Street  and  industries  south  of  Lappin  Avenue.  The 
proximity  to  residential  uses  and  the  proposed  density  in  those  areas 
of  2.0  times  the  lot  area  would  indicate  that  a  limit  of  45  feet  is 
warranted  to  ensure  compatibility  while  allowing  for  expansion  up  to 
the  densities  permitted. 

5.1.4  Frontyard  Setbacks 

It  is  recommended  that  the  Zoning  By-law  be  amended  as  it 
applies  to  Wallace-Emerson  to  require  that  in  R2  zones  shown  on 
Map  B,  the  frontyard  setback  be  the  average  of  the  two  adjacent 
buildings  and  in  the  case  of  a  corner  lot,  be  equal  to  the 
setback  of  the  adjacent  building,  or  20  feet,  whichever  is  less 
in  either  instance. 
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Rationale 


According  to  the  Zoning  By-law,  the  minimum  frontyard  setback 
throughout  the  City  for  residential  properties  is  20  feet.  The 
setback  for  the  majority  of  houses  in  Wallace-Emerson  is  less  than  20 
feet,  usually  between  15  and  17  feet.  Recently  constructed  homes, 
however,  meet  the  20  foot  minimum  requirement  and  are  set  further 
back  from  the  street  line.  This  creates  a  visual  discontinuity  along 
the  street  and,  in  addition,  many  homeowners  are  discouraged  from 
making  certain  kinds  of  improvements  to  their  homes  since  a  variance 
from  the  setback  requirements  necessitates  an  application  to  the 
Committe  of  Adjustment.  A  more  flexible  provision  with  respect  to 
setbacks  would  provide  encouragement  to  homeowners  to  make  such 
improvements  in  addition  to  helping  to  preserve  the  existing 
stree tscape . 


5.2  DEVELOPMENT  REVIEW  CRITERIA:  DUPONT-DUFFERIN 

In  order  that  Council  may  review  development  applications  as 
provided  under  Section  35(a)  of  the  Planning  Act,  it  is 
recommended  that  Low  Density  Mixed  Commercial-Residential  Area  C 
be  designated  by  by-law  as  an  area  of  development  control. 

Section  35A  of  the  Planning  Act  grants  municipal  governments  the 
powers  of  development  review.  When  Section  35A  applies  to  a 
particular  area,  all  applications  for  development  are  reviewed 
according  to  general  concerns  relevant  to  that  particular  area. 
These  concerns  include  design  of  buildings,  pedestrian  routes, 
servicing  beyond  that  required  in  the  Zoning  By-law,  location  of 
parking,  access  and  landscaping.  It  is  proposed  that  the  Dupont- 
Dufferin  commerce  area  be  subject  to  35A  review  because  of  particular 
local  concerns  and  especially  as  this  area  relates  to  and  affects 
the  local  park  adjacent  to  it.  Guidelines  for  the  35A  review  are 
outlined  below  and  reflect  those  aspects  of  future  development  of 
greatest  concern  in  the  Dupont-Duf ferin  Area. 

It  is  recommended  that  development  in  the  Low  Density  Mixed 
Commercial-Residential  Area  C  be  reviewed  under  35A  with  respect 
to : 

.  compatibility,  in  terms  of  general  character,  scale, 
location  of  uses,  entrances  and  landscaping,  with 

surrounding  area; 

.  conflicts  with  established  patterns  of  pedestrian  movement 
and  the  provision  of  service  access  to  minimize  such 
conflicts;  and 

.  the  desirability  of  maintaining  an  attractive  interface 
between  the  Low  Density  Mixed  Commercial-Residential  Area  C 
and  the  adjacent  local  park. 
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5.3 


OTHER  ACTIONS 


5.3.1  On-going  Work  Programme 

As  part  of  the  day-to-day  work  programme  of  the  Development 
Department  and  Planning  staff  at  the  Wallace-Emerson  Site  Office, 
solutions  to  problems  and  actions  designed  to  deal  with  identified 
issues  are  being  explored.  The  following  actions  are  included  in  the 
on-going  work  programme  of  site  office  staff.  An  explanation  which 
describes  the  intent  of  each  proposed  action  is  also  presented. 


Site  office  staff,  in  consultation  with  area  residents  and 
representatives  from  the  Parks  and  Recreation  Department,  shall 
review  and  recommend  improvements  to  existing  open  space  and 
parks  on  surplus  subway  lands. 

.  Explanation 

There  are  two  small  parkettes  on  subway  lands  between  Margueretta 
Street  and  Brock  Avenue  and  one  on  the  east  side  of  St.  Clarens 
Avenue  north  of  Bloor  Street.  At  present,  the  St.  Clarens  parkette 
is  sodded  but  contains  no  equipment.  The  Margueretta-Brock  parkette 
has  been  utilized  by  local  residents  and  children  for  two  years  but 
further  improvements  would  enhance  its  attractiveness. 


Site  office  staff,  in  consultation  with  the  Departments  of 
Public  Works  and  Parks  and  Recreation  and  in  association  with 
representatives  of  local  business  and  residents,  shall 
investigate  and  report  on  landscaping  and  street  furniture 
improvements  to  sidewalk  areas  as  part  of  an  overall  improvement 
programme  for  arterials  in  Wallace-Emerson  and  local  commerce 
areas . 

Explanation 

This  action  is  intended  to  implement,  in  part,  Section  2.8  of  the 
proposed  Part  II  Plan,  to  encourage  the  upgrading  of  the  environment 
in  Wallace-Emerson  in  terms  of  pedestrian  amenities.  The  effects  of 
such  improvements  along  Bloor  Street,  in  particular,  will  also  serve 
to  enhance  this  area  for  commercial  activity  and  as  a  secondary 
residence  area. 


Representatives  from  the  Parks  and  Recreation  Department  and 
Development  Department  in  association  with  residents  in  Wallace- 
Emerson,  Dovercourt  Park  and  Duf ferin-Davenport  along  with  Ward 
Aldermen  are  proceeding  to  develop  the  Galleria  Park  for  the 
needs  of  the  three  neighbourhoods;  and,  as  part  of  the  final 
development  of  this  park  as  a  focus  for  community  recreation  and 
social  services,  the  Corbrook  facility  will  be  utilized  on  an 
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interim  basis  to  develop  social  services  and  programmes  suited 
to  the  needs  of  area  residents. 

.  Explanation 

The  first  phase  of  the  development  of  the  Galleria  Parksite, 
including  outdoor  landscaping,  has  been  completed  and  measures  have 
been  taken  to  initiate  pilot  programmes  in  Corbrook  as  part  of  the 
Neighbourhood  Improvement  Programme.  Efforts  will  continue  to 
develop  final  plans  for  the  park  and  to  further  define,  develop  and 
refine  social  and  informational  services  focussed  in  Corbrook  and 
programmes  will  be  initiated  or  expanded  as  the  need  for  each 
programme  is  demonstrated.  Towards  this  end,  the  Redevelopment  Plan 
for  Wallace-Emerson  has  recommended  that  $1,500,000  of  the  Wallace- 
Emerson  Neighbourhood  Improvement  Programme  budget  be  allocated  to 
the  development  of  social  and  recreational  facilities  on  the  Galleria 
site. 


Staff  of  the  Development  and  Planning  Departments,  in 
consultation  with  appropriate  departments,  will  explore  and  make 
recommendations  on  the  feasibility  of  the  public  use  of 
commercial  and  industrial  parking  lots  and  of  increasing  their 
capacity  through  multi-storey  parking  structures.  In  addition, 
staff  will  examine  possible  solutions  to  the  parking  problems  in 
the  Bloor  Street  Area. 

.  Explanation 

These  measures  are  put  forward  as  a  possible  means  to  implement 
Section  2.10  of  the  proposed  Neighbourhood  Plan  regarding  parking 
congestion  in  residential,  commercial  and  industrial  areas. 
Discussions  and  negotiations  will  be  initiated  among  various  public 
and  private  bodies  which  will  attempt  to  deal  with  long  term 
solutions  to  parking  congestion.  More  immediately,  it  is  proposed  to 
bring  forward  for  discussion  the  following  action: 


Frontyard  parking  be  permitted  in  those  properties  in  Wallace- 
Emerson  which  do  not  abut  a  laneway  and  where  such  properties 
meet  the. criteria  adopted  by  Council  except  on  those  properties 
which  front  on  Lansdowne  Avenue  and  Dufferin  Street. 

.  Explanation 

This  action,  which  would  offer  some  relief  to  residents  who  are 
unable  to  find  parking  spaces  within  a  reasonable  distance  of  their 
homes,  is  being  brought  forward  for  discussion  and  will  be  the 
subject  of  a  further  report  subsequent  to  these  discussions. 
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5.3.2 


Actions  by  other  Departments  or  Agencies 


It  is  recommended  that  the  Commissioner  of  Development  be 
authorized  to  establish  and  co-ordinate  the  functioning  of  a 
housing  clinic  to  give  encouragement  and  assistance  to  residents 
in  rehabilitating  their  homes. 

It  is  recommended  that  the  Commissioner  of  Development,  in 
consultation  with  appropriate  officials,  explore  ways  of 
informing  the  public  on  housing-related  matters  and  programmes, 
including  measures  to  make  the  Housing  Standards  By-law  a  more 
publically  useful  code. 

.  Explanation 

These  two  proposals  serve  to  implement  Section  2.3  of  the  Official 
Plan  Part  II  for  Wallace-Emerson  and  are  designed  to  encourage, 
facilitate  and  reinforce  an  existing  trend  toward  home  rehabilitation 
in  the  area.  The  recently  initiated  Ward  Permit  Service  provided  to 
area  residents  by  the  Buildings  Department  has  been  a  first  step 
toward  this  end.  But  its  existence  has  also  underscored  the 
necessity  for  further  services  of  this  kind.  A  commitment  on  the 
part  of  the  City  to  provide  technical  assistance,  informational  and 
referral  services  on  a  permanent  basis  will  ensure  the  continued 
existence  of  a  sound  and  attractive  housing  stock. 


It  is  recommended  that  the  Commissioner  of  Public  Works  be 
requested  to  install  signs  to  prohibit  heavy  trucks  from 
residential  streets  and  to  further  report  on  possible  measures 
to  eliminate  excessive  vehicular  traffic  and  speed  on 
residential  streets. 

.  Explanation 

Residents  who  have  participated  in  discussions  of  traffic  problems  in 
the  area  have  thus  far  resisted  a  major  traffic  control  scheme  due  to 
concern  over  disruption  to  established  patterns  within  the 
neighbourhood  itself.  The  problems,  particularly  of  heavy  truck 
traffic,  remain,  however,  and  residents  would  like  to  see  some  action 
taken  to  restore  residential  amenities  to  local  streets.  This 
recommendation,  is  intended  to  initiate  such  action  on  a  restricted 
basis  in  accordance  with  Section  2.9  of  the  proposed  Plan. 


It  is  recommended  that  the  Ministry  of  the  Environment  be 
requested  to  provide  a  comprehensive  report  on  the  quality  of 
the  air  in  Wallace-Emerson  and  to  report  on  the  status  of  any 
existing  or  proposed  abatement  programme  affecting  the  area. 
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.  Explanation 

This  action  is  intended  to  implement  Section  2.8  of  the  Part  II 
proposals  by  providing  a  comprehensive  analysis  of  the  environment  at 
present.  In  addition  to  providing  information  as  to  the  existence  of 
any  serious  pollution  problem  affecting  the  area  that  might  not  be 
readily  detected  by  local  residents,  such  a  report  would  provide  a 
basis  for  evaluating  the  effectiveness  of  future  abatement 
programmes . 


The  Commissioner  of  Public  Works,  in  consultation  with  the  Board 
of  Health,  be  requested  to  investigate  the  possibility  of 
developing  a  comprehensive  approach  to  pollution  monitoring  and 
regulation  through  the  creation  of  an  Air  Quality  Control 
Section  within  the  City  of  Toronto  Department  of  Public  Works. 

.  Explanation 

The  proposed  Air  Quality  Control  Section  is  intended  to  increase  the 
sensitivity  of  the  Ministry  of  the  Environment  to  local  needs  and 
concerns  regarding  pollution  matters  through  the  establishment  of  a 
formal  and  continuing  liaison  between  the  City  and  the  Ministry.  To 
ensure  that  an  adequate  level  of  environmental  quality  is  introduced 
and  maintained,  it  is  essential  that  a  systematic  and  responsive 
monitoring  system  be  instituted.  The  recommendation  is  intended  to 
initiate  such  a  programme. 

5.3.3  Further  Studies 

Two  areas  of  concern  in  the  Wallace-Emerson  Neighbourhood  require 
further  study,  probably  on  a  City-wide  basis.  These  issues, 
commercial  strip  parking  requirements  and  suitable  locations  for 
automobile  repair  shops,  are  not  unique  to  Wallace-Emerson  but  are 
shared  by  most  neighbourhoods  throughout  the  City.  A  more 
comprehensive  approach  is  required  to  deal  effectively  with  these 
issues  and,  therefore,  it  is  recommended  that: 

The  Commissioner  of  Planning,  in  consultation  with  appropriate 
departments,  review  the  loading  and  parking  requirements  for 
strip  retail  uses  with  a  view  to  developing  standards  and 
amending. the  Zoning  By-law  to  accurately  reflect  the  parking 
needs  of  these  areas. 

The  Commissioner  of  Planning,  in  consultation  with  appropriate 
departments,  report  on  appropriate  policies  to  regulate  the 
location,  concentration  standards  and  methods  of  operation  of 
automobile  repair  and  service  shops  throughout  the  City. 
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6  SUMMARY  OF  RECOMMENDATIONS 


Wallace  -  emer  son 

CITY  OF  TORONTO  PLANNING  BOARD  FEBRUARY  1977 


PART  II  OFFICIAL  PLAN 


1  That  the  following  statements  and  map  be  considered  for  purposes  of 
amending  the  Official  Plan  for  the  City  of  Toronto. 

INTERPRETATION 

41 

1.1  For  the  purpose  of  amending  the  Official  Plan  for  the  City  of  Toronto 
Planning  Area,  the  Wallace-Emerson  Neighbourhood  is  defined  as  the 
area  bounded  by  Bloor  Street,  Dufferin  Street,  the  CPR  right-of-way 
north  of  Dupont  Street  and  the  CNR  right-of-way  west  of  Lansdowne 
Avenue . 

1.2  This  amendment  is  deemed  to  be  Part  II  of  the  Official  Plan  for  the 
Wallace-Emerson  Neighbourhood. 

1.3  The  boundaries  of  the  Low  Density  Residence  Area,  the  Low  Density 
Mixed  Commercial-Residential  Areas,  the  Local  Park,  the  Community 
Resource  Area,  the  Restricted  Industrial  Areas  and  the  Mixed 
Industrial-Residential  Area  are  as  set  out  on  Map  A  which  forms  part 
of  this  amendment. 

1.4  The  text  and  maps  of  Part  I  of  the  Official  Plan  shall  continue  to 
apply  to  the  Wallace-Emerson  Neighbourhood  except  in  cases  where  the 
text  and  maps  of  this  amendment  are  in  conflict  therewith,  in  which 
case  the  text  and  maps  of  this  amendment  shall  prevail. 

2  GENERAL 

2.1  Wallace-Emerson  is  a  predominantly  residential  area  with  industrial 
areas  located  on  its  northern  and  western  boundaries  and  viable 
commercial  areas  located  along  its  southern  boundary  and  at  the 
intersection  of  Dupont  and  Dufferin  Streets.  It  is  the  objective  of 
Council  that  the  positive  aspects  of  these  component  parts  be 
preserved  and’  improved  so  as  to  enhance  the  general  character  of  the 
neighbourhood . 

2.2  In  recognition  of  building  height  as  an  essential  element  in 
determining  the  scale  and  impact  of  buildings  and  in  maintaining  the 
traditional  streetscape  in  Wallace-Emerson,  it  is  the  policy  of 
Council  to  pass  by-laws  to  limit  the  height  of  buildings. 
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Housing 


2.3  It  is  the  objective  of  Council  that  a  range  of  housing  accommodation, 

within  the  means  of  moderate  income  households,  be  provided  in 
appropriate  areas  in  Wallace-Emerson  consistent  with  the  amenities  in 
those  areas.  Accordingly,  Council  shall: 

a)  seek  to  preserve  and  maintain  the  existing  low  rise  housing 
stock  for  families  with  children  and  undertake  such  measures  as 
it  deems  appropriate  to  assist  and  encourage  the  rehabilitation 
of  existing  homes;  and 

b)  encourage  the  production  of  new  housing  in  the  southern  boundary 
area  and  in  the  north-east  section  of  the  neighbourhood. 


.  Industry 

2.4  It  is  the  policy  of  Council  to  encourage  the  retention  of  industrial 

uses  in  areas  designated  for  industry  in  Wallace-Emerson  so  as  to 
maintain  the  significant  number  of  jobs  provided  by  existing  firms 
which,  due  to  extensive  land  use  requirements,  would  likely  leave  the 
City  if  faced  with  relocation.  Accordingly,  Council  shall  employ  its 
powers  of  regulation  and  take  other  measures  as  may  be  appropriate  to 
enhance  the  stability  of  industries  in  industrial  areas  and  to  ensure 
compatibility  between  industrial  and  residential  uses. 


.  Commerce 

2.5  It  is  the  objective  of  Council  that  a  wide  range  of  local  retail  and 

service  facilities  shall  be  provided  to  serve  the  needs  of  the 
resident  population.  Accordingly,  it  is  the  policy  of  Council  to: 

a)  encourage  the  development  and  improvement  of  Bloor  Street  and 
the  Dupont-Duf ferin  shopping  area  as  primary  foci  for  local 
retail  and  service  facilities; 

b)  maintain  and  improve  the  shopping  area  at  the  Wallace-Lansdowne 
intersection  as  a  secondary  retail  area;  and 

c)  permit  a  limited  number  of  local  convenience  stores  within  the 
existing  residential  area. 


.  Parks 

2.6  It  is  the  objective  of  Council  that  the  designated  Local  Park  in 

Wallace-Emerson  provide  a  safe,  attractive  and  accessible  focus  for 
local  and  district  recreational  needs.  Council  shall  introduce 
improvements  which  include  a  full  range  of  recreational  and  social 
facilities  to  meet  the  needs  of  the  Wallace-Emerson,  Dovercourt  Park 
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and  Duf ferin-Davenport  neighbourhoods  and  shall  ensure  that  the 
development  of  such  facilities  is  consistent  with  the  particular 
local  cultural  attitudes  toward  leisure  activities  by  involving  local 
residents  in  their  design. 


.  Social  Services 

2.7  a)  It  is  the  policy  of  Council  to  ensure  that  an  adequate  level  of 

social  services,  responsive  to  the  particular  multicultural 
needs  of  the  resident  population,  is  introduced  and  maintained 
in  Wallace-Emerson .  In  developing  programmes  and  delivering 
services,  Council  shall  have  regard  for: 

i)  the  level  of  services  in  Wallace-Emerson  to  ensure  that 
such  servicing  is  consistent  with  the  level  of  services 
available  in  other  areas  of  the  City; 

ii)  the  multicultural  composition  of  the  local  population  and 
the  particular  needs  associated  with  a  population  where  the 
predominant  mother-tongue  is  other  than  English; 

iii)  the  desirability  of  co-ordinating  the  funding  and  operation 
of  service  programmes  with  those  in  adjacent  neighbourhoods 
to  achieve  maximum  benefit  and  avoid  duplication;  and 

iv)  the  desirability  of  providing  a  multi-service  centre  for 
such  services  on  or  adjacent  to  the  Local  Park. 

b)  It  is  the  policy  of  Council  to  encourage  the  retention  and  use 
of  existing  community  services  and  facilities  in  the  Community 
Resource  Area  and  to  seek  improvements  to  such  services  or 
facilities  to  increase  their  usefulness  to  local  residents. 


.  Environment 

2.8  It  is  the  objective  of  Council  to  seek  and  maintain  a  high  level  of 

environmental  quality  within  Wallace-Emerson.  Accordingly,  Council 
shall  employ  its  available  regulatory  powers,  provide  encouragement 
and  incentives  to  property  owners,  undertake  programmes  or  encourage 
other  levels  of  government  to  take  measures  to: 

.  • 

a)  minimize 
as  dust, 
uses ; 

b)  ensure  adequate  buffering  between  industrial  and  residential 
uses  or  areas  through  the  regulation  of  such  matters  as  fences, 
walls,  landscaping  and  setbacks;  and 


and  control  the  effects  of  environmental  problems  such 
fumes,  odours,  noise  and  refuse  from  local  industrial 
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c)  improve  existing  streetscapes  by  providing  pedestrian  amenities, 
undertaking  tree  planting,  street  lighting  and  street  furniture 
schemes  with  particular  emphasis  along  Bloor  Street  and  other 
pedestrian  intensive  areas. 

.  Traffic  and  Parking 

2.9  Council  shall  seek  to  achieve  a  movement  pattern  in  Wallace-Emerson 
which  will  ameliorate  problems  of  vehicular  speed,  industrial  and 
through  traffic  in  the  family-oriented  residential  area  and  ensure 
the  safety  of  pedestrian  intensive  areas  near  parks  and  schools. 
Accordingly,  Council  shall  take  such  measures  as  are  appropriate  to 
ensure  that: 

a)  Pa ton  Road  east  of  Lansdowne  Avenue,  St.  Clarens  Avenue,  Emerson 
Avenue,  Margueretta  Street,  Brock  Avenue,  Pauline  Avenue,  Russet 
Avenue,  Armstrong  Avenue  and  Millicent  Avenue  provide  the 
amenities  of  a  local  residential  street  affording  a  high  level 
of  pedestrian  safety  and  quiet; 

b)  Wallace  Avenue  and  Lappin  Avenue  provide  for  locally-oriented 
traffic  while  discouraging  major  through  traffic  and  maintaining 
an  adequate  level  of  local  residential  amenity; 

c)  Wade  Avenue,  Paton  Road  west  of  Lansdowne  Avenue,  Ward  Street 
and  Jenet  Avenue  accommodate  locally-oriented  industrial  traffic 
and  measures  are  taken,  where  appropriate,  to  alleviate  the 
effects  of  such  traffic  on  adjacent  residential  uses;  and 

d)  Bloor  Street,  Dufferin  Street,  Lansdowne  Avenue  and  Dupont 
Street  provide  for  through  traffic  and  truck  traffic  to  the 
extent  deemed  appropriate  by  Council. 

In  considering  such  measures.  Council  shall  have  regard  for  existing 
street  capacity  and  the  need  for  vehicular  access  to  properties. 

2.10  Council  shall  take  appropriate  measures  to  alleviate  problems  of 
parking  congestion  in  residential ,  commercial  and  industrial  areas. 
Accordingly,  Council  shall: 

a)  undertake  improvements  to  laneways  to  increase  the  number  and 
utilization  of  off  street  parking  spaces; 

b)  encourage  the  shared  use  of  parking  facilities;  and 

c)  provide  increased  off-street  parking  facilities  where  feasible 
in  the  vicinity  of  Bloor  Street,  Dupont  Street  and  Lansdowne 
Avenue . 
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Automobile  Related  Uses 


It  is  the  policy  of  Council  to  employ  its  powers  of  regulation  and 
review  to  minimize  the  impact  and  discourage  the  concentration  of 
automobile-related  uses  such  as,  but  not  limited  to,  motor  vehicle 
repair  shops,  automobile  service  stations  and  sales  and  service  shops 
where  such  uses,  by  reason  of  their  location,  concentration  or 
associated  traffic  and  parking  problems  are  or  may  be  detrimental  to 
adjacent  or  nearby  uses.  Council  shall  pass  by-laws  to  prohibit  such 
uses  or  the  enlargement  or  expansion  of  such  uses  except  where 
Council  is  satisfied  that: 

a)  appropriate  measures  can  be  and  are  taken  to  control  the 
environmental  impact  of  such  uses,  either  existing  or  potential, 
on  adjacent  and  surrounding  uses  in  terms  of  factors  such  as, 
but  not  limited  to,  noise,  dust,  fumes,  visual  appearance  and 
treatment  of  storage  areas;  and 

b)  adequate  ingress  and  egress  and  sufficient  parking  and  storage 
consistent  with  the  nature  of  the  operation  have  been  provided 
in  a  manner  which  will  not  generate  significant  traffic  or 
parking  problems. 

.  Improvement  Implementation 

In  order  to  improve  and  enhance  Wallace-Emerson  as  a  predominantly 
residential  neighbourhood  and  to  implement  Sections  2.3(a),  2.6,  2.7, 
2.8  and  2.10  of  this  Plan,  Council  shall  seek  funding  assistance 
through  relevant  government  programmes  such  as,  but  not  limited  to, 
the  Neighbourhood  Improvement  Programme,  the  Ontario  Home  Renewal 
Programme  and  the  Residential  Rehabilitation  Assistance  Programme. 
Council  shall  also  seek  to  encourage  new  government  programmes  which 
will  assist  the  implementation  of  improvements  in  Wallace-Emerson 
consistent  with  this  Plan. 


LOW  DENSITY  RESIDENCE  AREA 

The  Low  Density  Residence  Area  shall  be  regarded  as  a  stable 
residential  area.  Housing  suitable  for  families  with  children  shall 
be  encouraged  in  such  building  forms  as  presently  exist  in  the  area 
including  detached  and  semi-detached  houses,  duplexes  and  walk-up 
apartments . 

In  the  Low  Density  Residence  Area,  Council  may  pass  by-laws  to 
permi t : 

i)  residential  buildings  having  a  gross  floor  area  up  to  1.0  times 
the  area  of  the  lot ,  provided  that  in  passing  by-laws  to  the 
maximum  density,  appropriate  regard  is  had  for  the  effect  of 
such  buildings  upon  the  stability  and  general  residential 


amenity  and  character  of  the  Residence  Area  and  surrounding 
areas;  or 

ii)  commercial  uses,  on  application  therefor  by  the  owner  of  a  lot 
located  at  or  adjacent  to  the  intersection  of  Wallace  and 
Emerson  Avenues  or  any  intersection  along  Dufferin  Street 
provided  that: 

a)  any  such  use  is  intended  to  serve  the  convenience  needs  of 
residents  in  the  immediate  vicinity  which  are  unfulfilled 
by  existing  convenience  stores; 

b)  any  such  by-law  permits  a  specifically  named  use  or  uses; 

c)  the  commercial  use  is  restricted  to  the  ground  floor  of  a 
building;  and 

d)  regard  is  had  for  the  compatibility  of  any  such  commercial 
use  with  adjacent  residential  uses. 

3.3  It  is  the  policy  of  Council  not  to  issue  demolition  permits  for  the 
demolition  of  residential  property  containing  dwelling  units  within 
the  Residence  Area  except  where  Section  2A. 14  of  Part  I  of  the 
Official  Plan  respecting  the  issuance  of  demolition  permits  and  the 
following  conditions  have  been  satisfied: 

a)  the  use  for  which  demolition  is  proposed  would  be  of  substantial 
benefit  to  the  Wallace-Emerson  neighbourhood;  and 

b)  the  use  cannot  reasonably  be  accommodated  without  demolition. 

3.4  Notwithstanding  Section  2.8(a) (i)  of  Part  I  of  the  Official  Plan,  the 
maximum  gross  floor  area  of  residential  buildings  in  the  Low  Density 
Residence  Area  on  sites  the  greater  portion  of  which  are  used  for 
industrial  or  legally  non-conforming  commercial  purposes  shall  not 
exceed  1.35  times  the  area  of  the  lot .  The  provisions  as  set  out  in 
Section  2.8(a) (i)  governing  the  passage  of  by-laws  under  this  Section 
shall  continue  to  apply. 

3.5  The  provisions  of  Section  2.8(b) (i)  and  2.8(b) (ii)  of  Part  I  of  the 
Official  Plan  respecting  high  density  residential  buildings  and  low 
density  commercial  buildings  in  areas  covered  by  a  redevelopment  plan 
shall  not  apply  in  Wallace-Emerson. 

4  LOW  DENSITY  MIXED  COMMERCIAL-RESIDENTIAL  AREAS 

4.1  LOW  DENSITY  MIXED  COMMERCIAL-RESIDENTIAL  AREA  A 

4.1.1  Low  Density  Mixed  Commercial-Residential  Area  A  shall  be  regarded  as 
an  integral  part  of  a  local  retail  and  service  area  serving  the 
Wallace-Emerson  Neighbourhood  and  adjacent  areas.  Low  to  moderate 
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priced  street-related  retail  space  for  local  commercial  activity  and 
moderate  components  of  housing  provided  in  the  form  of  small  dwelling 
units  shall  be  encouraged. 

4.1.2  In  Low  Density  Mixed  Commercial-Re-sidential  Area  A,  Council  may, 
subject  to  section  4.1.6,  pass  by-laws  to  permit: 

buildings  containing  only  residential  uses  up  to  a  maximum 
residential  density  of  80  units  per  acre;  or 

buildings  containing  only  commercial  and/or  institutional  uses 
up  to  a  maximum  non-residential  density  of  2.0;  or 

buildings  containing  a  mix  of  residential  uses  and  commercial 
and/or  institutional  uses  up  to  the  non-residential  and 
residential  densities  determined  by  the  following  mixing 
formula : 

Residential  Density 

Non-residential  Density  +  -  =2.5 

40 


provided  that  the  non-residential  density  does  not  exceed  2.0 
and  the  residential  density  does  not  exceed  80  units  per  acre. 

4.1.3  Notwithstanding  the  provisions  of  Section  4.1.2  but  subject  to 
Section  4.1.6,  Council  may  pass  by-laws  in  Low  Density  Mixed 
Commercial-Residential  Area  A  to  permit: 

a)  buildings  containing  only  residential  uses  up  to  a  maximum  gross 
floor  area  of  1.5  times  the  area  of  the  lot  on  lots  having  a 
lesser  area  than  3,600  square  feet;  or 

b)  buildings  containing  a  mix  of  residential  uses  and  commercial 
and/or  insti tutional  uses  up  to  the  residential  and  non- 
residential  gross  floor  area  permitted  by  the  following  formula: 


a) 

b) 

c) 


Non-residential  +  Residential  =  2.5  times  the 

Gross  Floor  Area  Gross  Floor  Area  Area  of  the  Lot 


provided  that  the  residential  gross  floor  area  does  not  exceed 
1.5  times  the  area  of  the  lot  and  the  non-residential  gross 
floor  area  is  such  that,  if  inserted  in  the  form  of  non- 
residential  density  into  the  mixing  formula  set  out  in  Section 
4.1.2,  would  yield  a  corresponding  residential  density  which 
would  permit  fewer  than  five  residential  units  on  the  lot  in 
question . 
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4.1.4 


Notwithstanding  the  provisions  of  Section  4.1.2  and  4.1.3  but  subject 
to  Section  4.1.6,  Council  may  pass  by-laws  in  Low  Density  Mixed 
Commercial-Residential  Area  A  to  permit  buildings  containing 
residential  uses  alone  or  in  combination  with  commercial  and/or 
institutional  uses  at  densities  up  to  25  percent  greater  than  the 
residential  density  permitted  by  Section  4.1.2  or  having  a 
residential  gross  floor  area  up  to  25  percent  greater  than  the  gross 
floor  area  permitted  by  Section  4.1.3,  provided  that  the  owner  of  any 
such  building  agrees  with  the  City  to  provide  such  additional 
residential  density  or  additional  residential  gross  floor  area  for 
the  purpose  of  any  assisted  housing  programme. 

4.1.5  Notwithstanding  the  provisions  of  Section  4.1.2  upon  the  application 
therefor  by  the  owner  of  the  lot ,  Council  may,  subject  to  Section 

4.1.6  and  Section  3A.5(a)  of  Part  I  of  the  Official  Plan,  pass  by¬ 
laws  in  Low  Density  Mixed  Commercial-Residential  Area  A  to  permit 
buildings  containing  special  housing  alone  or  in  combination  with 
other  permissible  uses  up  to  the  special  residential  densities  as 
specified  below: 

a)  in  exclusively  residential  buildings  up  to  a  special  residential 
density  of  160  units  per  acre;  or 

b)  in  buildings  containing  a  mix  of  special  housing  and 

institutional  and/or  commercial  uses  up  to  the  special 

residential  density  as  determined  by  the  following  formula: 

Special  Residential  Density 

Non-residential  Density  +  -  =2.5 

80 


provided  that  the  non-residential  density  does  not  exceed  2.0 
and  the  special  residential  density  does  not  exceed  160  units 
per  acre. 

4.1.6  In  considering  applications  to  amend  the  Zoning  By-law  in  Low  Density 
Mixed  Commercial-Residential  Area  A  in  respect  of  height  or  to  permit 
special  housing.  Council  shall  have  regard  for: 

i)  the  compatibility  of  the  new  development  with  existing  buildings 
and  uses  in  the  surrounding  Low  Density  Mixed  Commercial- 
Residential  Area;  and 

ii)  the  relationship  of  the  new  development  in  terms  of  height, 
form,  siting  and  traffic  and  servicing  to  any  adjacent  Residence 
Area;  and 

iii)  the  desirability  of  reducing  the  size  of  the  residential  units 
or  the  number  of  residential  units  below  the  maximum  residential 
density  permitted  by  Sections  4.1.2  and  4.1.5  in  order  to 
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satisfy  the  considerations  set  out  above  in  clauses  (i)  and  (ii) 
and  in  recognition  of  the  limited  suitability  of  the  area  for 
families  without  children;  and 

iv)  the  desirability  of  encouraging  the  continued  viability  of 
retail  uses  at  grade. 


4.2  LOW  DENSITY  MIXED  COMMERCIAL-RESIDENTIAL  AREA  B 

4.2.1  Low  Density  Mixed  Commercial-Residential  Area  B  shall  be  regarded  as 
a  local,  pedestrian-oriented,  street-related  retail  and  service  area 
with  buildings  compatible  in  scale  with  the  surrounding  Low  Density 
Residence  Area.  Commercial  uses  shall  be  limited  to  those  which  are 
primarily  pedestrian-oriented  and  intended  to  serve  the  daily  needs 
of  the  local  population.  Housing  comprised  of  small-sized  dwelling 
units  shall  be  encouraged. 

4.2.2  Council  may  pass  by-laws  in  Low  Density  Mixed  Commercial-Residential 
Area  B  to  permit: 

a)  buildings  containing  only  residential  uses  up  to  a  maximum 
residential  density  of  60  units  per  acre;  or 

b)  buildings  containing  only  commercial  and/or  institutional  uses 
up  to  a  maximum  non-residential  density  of  1.0;  or 

c)  buildings  containing  a  mix  of  residential  uses  and  commercial 
and/or  institutional  uses  up  to  the  residential  and  non- 
residential  densities  determined  by  the  following  mixing 
formula : 


Residential  Density 

Non-residential  Density  +  -  =  1.5 

40 

provided  that  the  non-residential  density  does  not  exceed  1.0 
and  the  residential  density  does  not  exceed  60  units  per  acre. 

4.2.3  Notwithstanding  the  provisions  of  Section  4.2.2,  Council  may  pass  by¬ 
laws  in  Low  Density  Mixed  Commercial-Residential  Area  B  to  permit: 

a)  buildings  containing  only  residential  uses  up  to  a  maximum  gross 
floor  area  of  1.0  times  the  area  of  the  lot  on  lots  having  a 
lesser  area  than  3,600  square  feet;  or 

b)  buildings  containing  a  mix  of  residential  uses  and  commercial 

and/or  institutional  uses  up  to  the  residential  and  non- 

residential  gross  floor  areas  permitted  by  the  following 
formula : 
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Non-residential  +  Residential  =  1.5  times  the 

Gross  Floor  Area  Gross  Floor  Area  Area  of  the  Lot 


provided  that  the  residential  gross  floor  area  does  not  exceed 
1.0  times  the  area  of  the  lot  and  the  non-residential  density  is 
such  that,  if  inserted  in  the  form  of  non-residential  density 
into  the  mixing  formula  set  out  in  Section  4.2.2  would  yield  a 
corresponding  residential  density  which  would  permit  fewer  than 
5  housing  units  on  the  lot  in  question. 

4.2.4  Notwithstanding  the  provisions  of  Section  4.2.2  and  4.2.3,  Council 
may  pass  by-laws  in  Low  Density  Mixed  Commercial-Residential  Area  B 
to  permit  buildings  containing  residential  uses  above  or  in 
combination  with  commercial  and/or  institutional  uses  at  densities  up 
to  25  percent  greater  than  the  residential  density  permitted  in 
Section  4.2.2  or  having  a  residential  gross  floor  area  up  to  25 
percent  greater  than  the  amount  permitted  by  Section  4.2.3  provided 
that  the  owner  of  any  such  building  agrees  with  the  City  to  provide 
such  additional  residential  density  or  gross  floor  area  for  the 
purpose  of  any  assisted  housing  programme. 

4.2.5  Section  3A(e)  of  Part  I  of  the  Official  Plan  pertaining  to  special 
housing  shall  not  apply  to  Low  Density  Mixed  Commercial  Residential 
Area  B. 


4.3  LOW  DENSITY  MIXED  COMMERCIAL-RESIDENTIAL  AREA  C 

4.3.1  Low  Density  Mixed  Commercial-Residential  Area  C  shall  be  regarded  as 
an  area  providing  commercial  retail  and  service  facilities  in  a  mall 
setting  wherein  residential  uses  including  housing  suitable  for 
families  with  children  shall  be  encouraged. 

4.3.2  Council  may,  in  Low  Density  Mixed  Commercial-Residential  Area  C  pass 
by-laws  to  permit,  subject  to  Section  4.3.4: 

a)  buildings  containing  only  residential  uses  up  to  a  maximum 
residential  density  of  60  units  per  acre;  or 

b)  buildings  containing  only  commercial  and/or  institutional  uses 
up  to  a  maximum  non-residential  density  of  2.0;  or 

c)  buildings  containing  a  mix  of  residential  uses  and  commercial 
and/or  institutional  uses  up  to  the  residential  and  non- 
residential  densities  determined  by  the  following  formula: 


Non-residential 


Residential  Density 


40 


2.5 
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provided  that  the  non-residential  density  does  not  exceed  2.0 
and  the  residential  density  does  not  exceed  60  units  per  acre. 


4.3.3  Notwithstanding  the  provisions  of  Section  4.3.2  but  subject  to 
Section  4.3.4  Council  may  pass  by-laws  in  Low  Density  Mixed 
Commercial-Residential  Area  C  to  permit  buildings  containing 
residential  uses  alone  or  in  combination  with  commercial  uses  at 
densities  up  to  25  percent  greater  than  the  residential  density 
permitted  in  Section  4.3.2  provided  that  the  owner  of  any  such 
building  agrees  with  the  City  to  provide  such  additional  residential 
density  for  the  purpose  of  any  assisted  housing  programme. 

4.3.4  Prior  to  passing  by-laws  referred  to  in  Sections  4.3.2  and  4.3.3  to 
permit  buildings  up  to  the  maximum  densities  provided  for  in  this 
Plan  for  Low  Density  Mixed  Commercial-Residential  Area  C,  Council 
shall  have  regard  for: 

a)  Section  3A(f)  of  Part  I  of  the  Official  Plan  pertaining  to  the 
need  to  ensure  that  any  development  is  consistent  with  the 
existing  character  of  the  Area  and  the  adjacent  Residence  Area; 

b)  the  quality  of  the  environment  for  residential  uses, 
particularly  with  respect  to  environmental  contaminants,  noise 
and  traffic; 

c)  the  impact  of  development  on  the  adjacent  Residence  Area  and  on 
the  development  of  the  adjacent  Local  Park  in  terms  of  increased 
traffic  generation,  parking  congestion  and  compatible  or 
complementary  site  design;  and 

d)  the  desirability  of  providing  housing  suitable  for  families  with 
children . 

4.3.5  Notwithstanding  the  provisions  of  Section  4.3.2  upon  the  application 
therefor  by  the  owner  of  the  lot ,  Council  may,  subject  to  Section 
3A.5(a)  of  Part  I  of  the  Official  Plan  and  Section  4.3.6,  pass  by¬ 
laws  in  Low  Density  Mixed  Commercial-Residential  Area  C  to  permit 
buildings  containing  special  housing  alone  or  in  combination  with 
other  permissible  uses  up  to  the  special  residential  densities  as 
specified  below: 

a)  in  exclusively  residential  buildings  up  to  a  special  residential 
density  of  160  units  per  acre;  or 

b)  in  buildings  containing  a  mix  of  special  housing  and 

institutional  and/or  commercial  uses  up  to  the  special 

residential  density  as  determined  by  the  following  formula: 


Special  Residential  Density 

Non-residential  Density  +  -  =2.5 

80 
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provided  that  the  non-residential  density  does  not  exceed  2.0 
and  the  special  residential  density  does  not  exceed  160  units 
per  acre. 

In  considering  applications  to  permit  special  housing  as  provided  for 
in  Section  4.3.5,  Council  shall  require  that  any  such  special  housing 
be  provided  in  concert  with  housing  suitable  for  families  with 
children  except  where  housing  suitable  for  families  with  children  has 
previously  been  built  in  the  Area . 


RESTRICTED  INDUSTRIAL  AREAS 

Restricted  Industrial  Areas  shall  be  regarded  as  stable  areas 
containing  a  limited  range  of  industries  so  that  such  areas  shall  be 
environmentally  compatible  with  adjacent  Mixed  Commercial-Residence 
and  Residential  areas. 

In  Restricted  Industrial  Areas  Council  may,  subject  to  Section  5.3, 
pass  by-laws  to  permit  industrial  buildings  or  uses  which  have  a 
minimal  environmental  impact  on  neighbouring  buildings  or  uses 
provided  that  the  gross  floor  area  of  such  buildings  or  uses  does  not 
exceed  3.0  times  the  area  of  the  lot. 


Prior  to  passing  by-laws  referred  to  in  Section  5.2  to  permit 
buildings  up  to  the  maximum  densities  in  Restricted  Industrial  Areas, 
Council  shall  have  regard  for: 

a)  Section  4.4  of  Part  I  of  the  Official  Plan  pertaining  to  the 
provision  of  adequate  car  and  truck  access,  parking  and  loading 
facilities  and  the  impact  of  industrial  buildings  or  uses  on  the 
surrounding  uses  or  areas ; 

b)  the  impact  of  such  industrial  uses  on  the  environmental  quality 
in  adjacent  areas  in  terms  of  noise,  emissions,  dust,  odours  and 
fumes;  and 

c)  the  desirability  of  providing  adequate  setbacks,  buffering, 
fencing  and  landscaping  to  ensure  the  compatibility  of 
industrial  uses  with  adjacent  uses. 


MIXED  INDUSTRIAL-RESIDENTIAL  AREA 


a) 


The  Mixed  Industrial-Residential  Area  shall 
area  containing  a  mix  of  residential  uses  and 
uses  which  are  environmentally  compatible 
neighbouring  uses. 


be  regarded  as  an 
those  industrial 
with  adjacent  and 


6.2 


6.3 


6.4 


6.5 


b)  Council  shall  employ  its  powers  of  regulation  and  review  and 
shall  make  requirements  to  ensure  mutual  compatibility  of  uses 
in  the  Area . 

In  the  Mixed  Industrial-Residential  Area,  Council  may,  subject  to 
Section  6.3,  pass  by-laws  to  permit: 

i)  Subject  to  Section  6.4,  industrial  buildings  or  uses  which  are 
environmentally  compatible  with  adjacent  or  neighbouring  uses 
having  a  gross  floor  area  up  to  3.0  times  the  area  of  the  lot ; 
or 

ii)  subject  to  Section  6.5,  residential  buildings  or  uses  having  a 
gross  floor  area  up  to  2.0  times  the  area  of  the  lot . 

In  passing  by-laws  to  permit  a  change  in  use,  residential  to 
industrial  or  industrial  to  residential  in  the  Mixed  Industrial- 
Residential  Area,  Council  shall  have  regard  for  Section  4.2.1  of  Part 
I  of  the  Official  Plan  respecting  the  advisability  of  retaining 
existing  industrial  or  residential  buildings,  the  extent  to  which  a 
change  in  use  would  adversely  affect  the  continued  compatibility  of 
neighbouring  uses  and  the  provisions  of  the  appropriate  Provincial 
legislation  regulating  the  standard  of  industrial  performance. 

In  passing  by-laws  to  permit  a  change  to  industrial  use  or  to  permit 
industrial  buildings  up  to  the  maximum  gross  floor  area  provided  in 
Section  6.2  of  this  Plan  in  the  Mixed  Industrial-Residential  Area, 
Council  shall  have  regard  for: 

a)  Section  4.4  of  Part  I  of  the  Official  Plan  pertaining  to  the 
provision  of  adequate  car  and  truck  access,  parking  and  loading 
facilities  and  the  impact  of  industrial  buildings  or  uses  on  the 
surrounding  uses  or  areas ; 

b)  the  impact  of  such  industrial  uses  on  the  environmental  quality 
in  adjacent  areas  in  terms  of  noise,  emissions,  dust,  odours  and 
fumes;  and 

c)  the  provision  of  adequate  setbacks,  buffering,  fencing  and 
landscaping  to  ensure  that  compatibility  between  industrial  use 
and  adjacent  uses  is  maintained. 

In  passing  by-laws  to  permit  a  change  to  residential  use,  or  to 
permit  residential  buildings  up  to  the  maximum  gross  floor  area 
provided  in  Section  6.2  of  this  Plan  in  the  Mixed  Industrial- 
Residential  Area,  Council  shall  have  regard  for: 

a)  the  desirability  of  ensuring  that  new  residential  buildings  form 
extensions  of  existing  residential  uses  or  pockets  of 
residential  uses  and  provide  a  viable  residential  environment; 


157 


b)  the  desirability  of  ensuring  that  residential  developments 
provide  adequate  buffering,  screening  and  landscaping  and  that 
suitable  measures  are  taken  to  reduce  any  nuisance  factors  for 
future  residents  such  as,  but  not  limited  to,  noise,  visual 
blight,  traffic  and  air  pollution;  and 

c)  the  compatibility  of  such  residential  development  in  terms  of 
height,  bulk  and  building  form  with  adjacent  residential  uses 
and  the  Low  Density  Residence  Area. 


THE  ZONING  BY-LAW 

2  That,  for  the  purpose  of  implementing  the  policies  of  the  proposed  Part 

II  Official  Plan  for  Wallace-Emerson,  the  Zoning  By-law  be  amended  in 
accordance  with  the  following: 


.  Use  and  Density 

a)  It  is  recommended  that  the  Zoning  By-law  be  amended  in 
accordance  with  Map  B. 

.  Repeal  of  Section  16 (1 ) (vv) (ii) 

b)  It  is  recommended  that  Section  16 (1 ) (vv) (ii)  of  the  Zoning  By¬ 
law  as  it  applies  to  certain  lands  in  Wallace-Emerson  be 

repealed . 

.  Height  of  Buildings 

c)  It  is  recommended  that  By-law  20623  be  amended  so  that  the 
heights  of  any  building  above  grade  constructed  subsequent  to 
the  passing  of  the  by-law  giving  effect  thereto,  exclusive  of 
chimneys,  vents,  mechanical  equipment  and  structures  required  to 
house  such  elements,  be  in  accordance  with  the  height  districts 
shown  on  Map  C. 

.  Frontyard  Parking 

d)  Frontyard  parking  be  permitted  in  those  properties  in  Wallace- 
Emerson  which  do  not  abut  a  laneway  and  where  such  properties 
meet  the  criteria  adopted  by  Council  except  on  those  properties 
which  front  on  Lansdowne  Avenue  and  Dufferin  Street. 
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161  CITY  OF  TORONTO  PLANNING  BOARD  SCALE  r  =  400‘ 


COMMUNITY  AND  NEIGHBOURHOOD  PLANNING  DIVISION 


FEB.  1977 


Frontyard  Setback 


e)  It  is  recommended  that  the  Zoning  By-law  be  amended  as  it 
applies  to  Walla ce-Emerson  to  require  that  in  R2  zones  shown  on 
Map  B,  the  frontyard  setback  be  the  average  of  the  two  adjacent 
buildings  and  in  the  case  of  a  corner  lot,  be  equal  to  the 
setback  of  the  adjacent  building,  or  20  feet,  whichever  is  less 
in  either  instance. 


.  Development  Review 

f)  In  order  that  Council  may  review  development  applications  as 

provided  under  Section  35(a)  of  the  Planning  Act,  it  is 

recommended  that  Low  Density  Mixed  Commercial-Residential  Area  C 
be  designated  by  by-law  as  an  area  of  development  control. 

ONGOING  WORK  PROGRAMME 

3  It  is  proposed  that  the  following  actions  be  pursued  by  City  staff  as 

part  of  an  ongoing  improvement  programme  in  Wallace-Emerson. 

a)  Site  office  staff,  in  consultation  with  area  residents  and 

representatives  from  the  Parks  and  Recreation  Department,  shall 
review  and  recommend  improvements  to  existing  open  space  and 
parks  on  surplus  subway  lands. 

b)  Site  office  staff,  in  consultation  with  the  Departments  of 

Public  Works  and  Parks  and  Recreation  and  in  association  with 
representatives  of  local  business  and  residents,  shall 

investigate  and  report  on  landscaping  and  street  furniture 
improvements  to  sidewalk  areas  as  part  of  an  overall  improvement 
programme  for  arterials  in  Wallace-Emerson  and  local  commerce 
areas . 

c)  Representatives  from  the  Department  of  Parks  and  Recreation  and 
Development  Department  in  association  with  residents  in  Wallace- 
Emerson,  Dovercourt  Park  and  Duf ferin-Davenport  along  with  Ward 
Aldermen  are  proceeding  to  develop  the  Galleria  Park  for  the 
needs  of  the  three  neighbourhoods.  As  part  of  the  final 
development  of  this  park  as  a  focus  for  community  recreation  and 
social  services,  the  Corbrook  facility  will  be  utilized  on  an 
interim  basis  to  develop  social  services  and  programmes  suited 
to  the  needs  of  area  residents. 

d)  Staff  of  the  Development  Department  and  the  Planning  Board,  in 
consultation  with  appropriate  departments,  shall  explore  and 
make  recommendations  on  the  feasibility  of  the  public  use  of 
commercial  and  industrial  parking  lots  and  of  increasing  their 
capacity  through  multi-storey  parking  structures.  In  addition, 
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staff  will  examine  possible  solutions  to  the  parking  problems  in 
the  Bloor  Street  area. 


ACTIONS  BY  OTHER  DEPARTMENTS  OR  AGENCIES 

4  The  following  proposals  are  brought  forward  for  the  purpose  of  further 
implementing  the  Part  II  Official  Plan  for  Wallace-Emerson : 

a)  It  is  recommended  that  the  Commissioner  of  Development  be 
authorized  to  establish  and  co-ordinate  the  functioning  of  a 
housing  clinic  to  give  encouragement  and  assistance  to  residents 
in  rehabilitating  their  homes. 

b)  It  is  recommended  that  the  Commissioner  of  Development,  in 

consultation  with  appropriate  officials,  explore  ways  of 
informing  the  public  on  housing-related  matters  and  programmes, 
including  measures  to  make  the  Housing  Standards  By-law  a  more 
publicly  useful  code. 

c)  It  is  recommended  that  the  Commissioner  of  Public  Works  be 

requested  to  install  signs  to  prohibit  heavy  trucks  from 
residential  streets  and  to  further  report  on  possible  measures 
to  eliminate  excessive  vehicular  traffic  and  speed  on 
residential  streets. 

d)  It  is  recommended  that  the  Ministry  of  the  Environment  be 

requested  to  provide  a  comprehensive  report  on  the  quality  of 
the  air  in  Wallace-Emerson  and  to  report  on  the  status  of  any 
existing  or  proposed  abatement  programme  affecting  the  area. 

e)  It  is  recommended  that  the  Commissioner  of  Public  Works,  in 

consultation  with  the  Board  of  Health,  be  requested  to 

investigate  the  possiblity  of  developing  a  comprehensive 

approach  to  pollution  monitoring  and  regulation  through  the 
creation  of  an  Air  Quality  Control  Section  within  the  City  of 
Toronto  Department  of  Public  Works. 

FURTHER  REPORTS 

5  It  is  recommended  that  additional  studies  be  made,  on  a  City-wide  basis, 
in  accordance  with  the  following: 

a)  The  Commissioner  of  Planning,  in  consultation  with  appropriate 
departments,  review  the  loading  and  parking  requirements  for 
strip  retail  uses  with  a  view  to  developing  standards  and 
amending  the  Zoning  By-law  to  accurately  reflect  the  parking 
needs  of  these  areas. 

b)  The  Commissioner  of  Planning,  in  consultation  with  appropriate 
departments,  report  on  appropriate  policies  to  regulate  the 
location,  concentration  standards  and  methods  of  operation  of 
automobile  repair  and  service  shops  throughout  the  City. 
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CITY  OF  TORONTO  PLANNING  BOARD  FEBRUARY  1977 


APPENDIX  A 


SECTION  12A  -  CR  DISTRICTS 


"(1)  No  person  shall,  within  any  CR  district,  use  any  lot  or  erect  or  use  any 
building  or  structure  for  any  purpose  except  any  G  use  or  one  or  more  of 
the  following  CR  uses: 

(a)  RESIDENTIAL  USES: 

(i)  HOUSING  COMPRISED  OF  DWELLING  UNITS: 

-  one  or  more  dwelling  units  in  a  buiiding  containing  uses 
permitted  in  CR  districts;  a  one  family  dwelling  house,  a 
semi-detached  dwelling  house,  a  duplex  dwelling  house,  a 
double  duplex  dwelling  house,  a  triplex  dwelling  house,  a 
double  triplex  dwelling  house,  a  converted  dwelling  house, 
row  housing ,  an  apartment  house; 

(ii)  SHARED  HOUSING  CONTAINING  DWELLING  ROOMS: 

-  one  or  more  dwelling  rooms  in  a  building  used  for  purposes 

permitted  in  CR  districts;  a  nursing  home,  convalescent 
home  or  rest  home;  a  public  or  private  home  for  the  blind; 
a  children" s  home,  a  children's  shelter,  a  boys"  home, 
girls"  home,  orphanage  or  infants"  home;  a  maternity 
boarding  house,  a  haven  or  refuge ;  a  monastery,  a  nunnery 
or  religious  retreat,  a  residence  owned  and  controlled  by 
the  Salvation  Army,  Y.M.C.A. ,  Y.W.C.A.,  Y.M.H.A.,  or 

Y.W.H.A.;  a  boarding  or  lodging  house;  a  home  for  the  aged; 
a  hostel ; 

( iii)  INCIDENTAL  RESIDENTIAL  USES: 

a  private  garage  or  parking  station  incidental  and 
subordinate  to  a  residential  use  referred  to  in  sub- 
paragraphs  ( i)'  or  (ii),  and  located  on  the  same  lot ;  any 
use  that  is  accessory  to  a  residential  use  referred  to  in 
sub-paragraphs  ( i)  and  (ii)  of  this  paragraph; 


(b)  NON-RESIDENTIAL  USES: 

(i)  COMMUNITY  SERVICES  AND  FACILITIES: 

a  public  elementary  school,  a  separate  elementary  school;  a 
community  centre,  including  a  municipal  community  centre;  a 
playlot ;  a  community  health  centre;  a  day  nursery,  a 
nursery  school,  a  church;  premises  of  a  charitab le 
institution,  non-profit  institution  or  other  community  or 
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social  agency  used  for  the  purpose  of  providing  a  community 
service  including,  but  not  limited  to,  employment, 
immigration,  counselling,  welfare  and  legal  services;  and 
any  use  that  is  accessory  to  a  use  otherwise  permitted  by 
this  sub-paragraph; 

(ii)  GENERAL  INSTITUTIONS  AND  SERVICES: 

-  municipal  baths  and  swimming  pool,  Y.M.C.A.,  Y.W.C.A., 
Y.M.H.A.,  Y.W.H.A.,  a  bathing  station;  a  private  academic, 
religious  or  philanthropic  school;  a  Bible  Institute,  a 
religious  library  or  reading  room;  a  clinic  or  treatment 
centre  operated  by  the  Alcoholism  and  Drug  Addiction 
Research  Foundation;  Salavation  Army;  a  public  library,  a 
public  art  gallery  or  a  public  museum  having  a  gross  floor 
area  no  greater  than  15,000  square  feet;  a  fire  hall,  a 
police  station;  a  public  hall  for  use  only  for  lectures  and 
meetings  and  for  art  exhibits,  concerts  and  other  displays 
or  performances  of  a  cultural  nature;  an  armoury  or  drill 
hall; 

( iii)  LOCAL  RETAIL  AND  SERVICE  SHOPS: 

-  a  grocery  shop,  a  bake-shop ,  an  outlet  of  a  bank  or  trust 
company;  an  eating  establishment,  a  box  lunch  shop,  a 
tavern  or  public  house;  a  shoe  repair  shop,  a  shoe  shine 
shop,  a  tailor" s  shop,  a  dry  cleaning  shop,  a  dry  cleaner"  s 
distributing  station,  a  laundry  shop;  a  barber  shop,  a 
ladies  hairdressing  establishment;  a  book  store,  a  florist 
shop ; 

(iv)  GENERAL  RETAIL  AND  SERVICE  SHOPS: 

-  a  retail  store,  a  pawnbroker's  shop,  a  secondhand  shop,  a 
dressmaker's  shop,  a  pet  shop,  a  real  estate  sales  office; 
a  sample  or  showroom,  an  auctioneer's  premises;  a  service 
and  repair  shop,  a  locksmith's  or  gunsmith's  shop,  a 
taxidermist's  shop,  an  upholsterer's  shop,  a  spotting  and 
stain  removing  'establishment,  a  duplicating  shop; 

(v)  OFFICES: 

an  office,  a  government  office,  a  business  office;  an 
administrative  office  of  a  non-profit  institution  of  a 
religious,  educational,  recreational,  fraternal  or 
philanthropic  nature; 

(iv)  WORKSHOPS  AND  STUDIOS: 

a  custom  workshop,  a  laboratory  Class  A,  an  artist's 
studio,  a  motion  picture  studio,  a  printing  plant  in  which 
not  more  than  ten  persons  are  employed; 
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( vii)  PLACES  OF  AMUSEMENT  AND  ASSEMBLY: 


a  billiard  or  pool  room,  a  bowling  alley; 

( viii)  AUTOMOBILE  RELATED  USES: 

an  automobile  service  station,  a  taxicab  stand  or  station, 
a  parking  lot,  a  parking  station,  a  private  parking  garage, 
a  car  washing  establishment; 

(ix)  MISCELLANEOUS  NON-RESIDENTIAL  USES: 

a  ho  tel ,  a  tourist  or  guest  home,  a  cold  storage  locker 
plant ,  an  undertaker's  establishment,  a  commercial  school, 
a  clinic ,  an  animal  hospital,  a  massage  parlour  operated  by 
or  under  the  direct  supervision  of  a  member  of  the  Society 
of  Registered  Remedial  Masseurs  of  Ontario,  an  ornamental 
structure; 

(x)  SIGNS: 

-  a  wall  sign,  window  sign,  projecting  sign,  ground  sign,  a 
banner  sign  or  other  sign,  notice  or  advertising  device; 

(xi)  any  use  which  is  accessory  to  any  of  the  uses  referred  to  in 
sub-paragraphs  ( ii)  to  ( iv)  inclusive. 
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II  12  13  14 


Metal  products  factory  (C.3)d  P  P 
Milk  or  bread  distributing  depot  (C.2)d  P  P 
Motor  vehicle  repair  shop  -  Class  A  (C.2)d  P  P 
Plastic  products  factory  (C.3)d  P  P 
Public  and  private  commercial  scales  P  P 
Pumping  station  (C.2)ud  P  P 
Railway,  including  tracks  and  service  and 

repair  yards  (C.2)ud  P  P 
Railway  station  (C.2)ud  P  P 
Salvage  shop  N.D.  P  P 
Soft  drink  bottling  works  (C.3)ud  P  P 
Taxi  cab  stand  or  station  (C.l)ud  P  P 
Waterworks  (C.2)ud  P  P 
Wholesale  dyeing  plant  P  P 
Wholly-enclosed  motor  vehicle  repair  shop 

-  Class  B  (C. 3)d  P  P 
Wholly-enclosed  miscellaneous  non-metallic 

minerals  factory  (C.3)d  P  P 
Workshop  or  yard  of  a  decorator,  interior  decorator, 

display  designer,  or  sign  erector  (C.2)ud  P  P 

Animal  food  factory  (C.3)d  P 
Bus  station  (C.2)ud  P 
Brewery  P 
Canning  factory  (C.2)d  P 
Dairy  products  plant  P 
Distillery  (C.3)ud  P 


Fish  packing  plant  (C.3)d 

General  chemical  products  factory  (C.3)d 

Ink  Factory  -  primary  N.D. 

Meat  products  factory  (C.3)d 

Miscellaneous  vegetable  food  products  factory 

-  Class  A  and  B  (c.2,  C.3)d 


Motor  vehicle  repair  shop  -  Class  B  (C.3)d 
Pharmaceutical  factory  -  primary  (c.3)d 

Retail  coal,  coke  and  wood  yard  (C.2)ud  P 
Vegetable  oils  plant  (C.3)d  P 
Winery  (C.3)ud  P 

Animal  by-products  plant  (C.4)d  P 
Batching  and  mixing  of  concrete  (C.2)ud  P 
Dangerous  chemical  products  plant  (C.4)d  P 
Dangerous  gas  plant  (C.4)d  P 
Distillation  plant  (C.4)d  P 
General  gas  plant  (C.4)d  p 
Generating  station  N.D.  P 
Laboratory  -  Class  B  (C.4)d  p 
Miscellaneous  non-metallic  minerals  plant  (G.4)d  P 
Miscellaneous  vegetable  products  factory  (C.3)d  P 
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A)  MANUFACTURING  AND  RELATED  USES 
Including  Ancillary  Uses 
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Artificial  iceplant  (C.2)ud 

Artists  or  photographer's  studio 

Blacksmith's  shop 

Carpenter's  shop 

Ceramics  factory  (C.3)ud 

Commercial  welder's  Shop  (C.2)d 

Custom  workshop 

Duplicating  shop 

Film  or  recording  studio  N.D. 

Fur  goods  factory  (C.2)d 
Ink  factory  -  secondary  N.D. 

Laboratory  -  Class  A  (C.l)d 
Leather  goods  factory  (C.3)d 
Miscellaneous  industry  factory  (C.2)d 
Offices  ancillary  to  industry  N.D. 

Paper  products  factory  (C.2)d 
Pharmaceutical  factory  -  secondary  N.D. 
Photographic  plant  N.D. 

Plastic  products  factory  -  Class  A  N.D. 
Printing  plant  (C.l)d 

Prepared  horn  or  bone  products  factory  (C.2)d 
Retail  outlet  ancillary  to  industry  N.D. 

Sample  or  showroom 

Service  or  repair  shop 

Small  metal  wares  factory  (C.3)d 

Spotting  and  stain  removing  establishment  (C.l)d 

Taxidermist  shop 

Textile  factory  (c.2)d 

Tinsmith's  shop 

Transformer  station  N.D. 

Wood  products  factory  (C.2)d 


P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 


Bakery  (C.2)d 

Builder's  supply  yard  -  Class  A  and  B  (C.2,  C.3)d 
Candy  factory  (C.3)d 

Cartage,  express  or  truck  transport  yard 

or  terminal  (C.3)ud 

Contractor's  yard  or  shop  -  Class  A  and  B  (C.2,  C.3)d 

Dry  cleaner's  distributing  Station  (C.l)d 

Dry  cleaning  establishment  (C.2)d 

Inoffensive  gas  plant  (C.2)d 

Machine  laundry  (C.2)d 


P  P 
P  P 
P  P 

P  P 
P  P 
P  P 
P  P 
P  P 
P  P 
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II  12  13  14 


Offensive  chemical  products  factory  (C.4)d 
Offensive  gas  plant  (C.4)d 
Primary  metals  plant  (C.4)d 
Salvage  yard  N.D. 

Sewage  disposal  plant,  public  incinerator/ref use 

destructor,  garbage  dump  (C.4)ud 

Tannery  (C.4)d 

B)  WAREHOUSE,  STORAGE,  ETC. 


P 

P 

P 

P 

P 

P 


Cold  storage  plant  (C.l)ud 

Parking  lot  d 

Parking  station  d 

Private  garage  d 

Private  parking  garage  d 

Storage  warehouse  -  Class  A  (C.2)d 

Wholesaling  -  general  N.D. 


P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 


Armoury  -  N.D. 

City  yard  (C.2)d  -  not  including  open 

storage  of  raw  material 
Postal  sorting  station  N.D 
Private  commercial  garage  d 
Public  garage 
Sales  or  hire  garage  d 
Wholly-enclosed  city  yard  d 


P  P 

P  P 
P  P 
P  P 
P  P 
P  P 
P  P 


City  yard  (C.2)d  -  including  open  storage 

of  raw  material 

Fuel  storage  tank  (C.4)d 

Open  storage  -  raw  materials  N.D. 

Storage  warehouse  -  Class  B  (C.4)d 
Wholesale  fuel  supply  yard  (C.4)d 

C)  INCIDENTAL  INDUSTRIAL  USES 

( i)  Stores,  Shops,  etc. 

Outlet  of  a  bank  or  financial  institution  N.D. 

Barber's  or  hairdresser's  shop  ud 

Dressmaker's  shop  (C.l)d 

Dry  cleaning  shop  (C.l)d 

Locksmith's  or  gunsmith's  shop  (C.l)ud 

Newsstand 

Tailor's  shop  (C.l)d 


P 

P 

P 

P 

P 


P  P  P 
P  P  P 
P  P  P 
P  P  P 
P  P  P 

P  P  P 
P  P  P 


Automobile  service  station  (C.l)d 
Car  washing  establishment  (C.l)d 
Fire  hall  (C. l)ud 
Police  station  (C.l)ud 


P  P 

P  P 

P  P 

P  P 


170 


ii)  Recreation,  Social  Services 
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Athletic  field  N.D. 

Clinic  (C.l)d 
Community  centre  (R.3)d 
Craft  school  N.D. 

Day  nursery  (R.2)d 
Nursery  School  (r.2)d 
Post  office 
Public  park  (G)d 
Union  halls  N.D. 

Eating  establishments  (C.l)d 
Take-out  food  establishment  N.D. 
Tavern  or  public  house  (C.l)d 
Trade  school  N.D. 


P  P  P 

P  P  P 

P  P  P 

P  P  P 

P  P  P 

P  P  P 

P  P  P 

P  P  P 

P  P  P 

P  P 

P  P 

P  P 

P  P 
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